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LOCATION:
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Lot FR 2, Arb 2; Block 1, as

PROPOSED
PROJECT:

The project includes the demolition of an existing two-story, 10-room motel with one 
(1) manager’s unit; and the construction, use and maintenance of a new, five-story, 28-room 
hotel with one (1) manager's unit; 168 square foot ground floor retail space; and a surface 
parking lot containing 12 vehicle parking spaces. The building will be 57-feet in height, with 
a floor area totaling 12,579 square feet on a lot that is 8,942.5 square feet in size, resulting 
in a 1.41 Floor Area Ratio (FAR).

REQUESTED
ACTION:

Pursuant to Los Angeles Municipal Code Section 11.5.7.G, a Specific Plan Amendment 
to establish parking requirements for hotel uses within the Central City West Specific 
Plan;

1.

Pursuant to LAMC Section 11.5.7.G, a Specific Plan Amendment to change the Specific 
Plan zoning of the subject property from RC4(CW) to RC5(CW);

2.

Pursuant to LAMC Section 11.5.7.F, a Specific Plan Exception to provide a 5-foot 
northerly residential side yard setback for the manager's unit, in lieu of the otherwise 
required 8-feet;

3.

Pursuant to LAMC Section 12.28, a Zoning Administrator's Adjustment to provide an 11- 
foot, 2-inch loading space clearance height, in lieu of the otherwise required 14-feet.

4.
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Pursuant to Los Angeles Municipal Code Section 11.5.7.C, a Project Permit Compliance 
to permit the demolition of the existing 10-room hotel and the construction of a new 
mixed-use project within the Central City West Specific Plan - Central Subarea 
(Witmer/Lucas Residential District); and

5.

Pursuant to Section 21082.1(c)(3) of the California Public resources Code, adopt the 
Mitigated Negative Declaration (MND) for the above referenced project.

6.

RECOMMENDED ACTIONS:

1. Adopt the Mitigated Negative Declaration No. ENV-2014-4888-MND and the Mitigation Monitoring 
Program (MMP) as adequate environmental clearance.

Approve and Recommend the City Council to Approve a Specific Plan Amendment to the Central City 
West Specific Plan (CCWSP), Ordinance 166,703, to establish parking requirements for hotel uses within 
the Plan area.

1.

Approve and Recommend the City Council Approve a Specific Plan Amendment to the CCWSP, 
Ordinance 166,703, to change the Specific Plan zoning of the subject property from RC4(CW) to 
RC5(CW).

2.

Approve a Specific Plan Exception to allow a 5-foot northerly residential side yard setback for the 
manager's unit, in lieu of the otherwise required 8-feet.

3.

Approve a Zoning Administrator's Adjustment to allow an 11-foot 2-inch loading space clearance 
height, in lieu of the otherwise required 14-feet.

4.

Approve a Specific Plan Project Permit Compliance to permit the demolition of the existing 10-room 
hotel and the construction of a new mixed-use project within the Central City West Specific Plan - Central 
Subarea (Witmer/Lucas Residential District).

5.

Adopt the attached Findings.6.

VINCENT P. BERTONI 
Director of Planning

*5
Blake Lamb, Senior City PlannerSnana Bonstin, Principal Planner

Mindy Nguyen, Project Planner 
(213) 978-1241

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be 
several other items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 532, City 
Hall, 200 North Spring Street, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are 
given to the Commission for consideration, the initial packets are sent to the week prior to the Commission's meeting date. 
If you challenge these agenda items in court, you may be limited to raising only those issues you or someone else raised 
at the public hearing agendized herein, or in written correspondence on these matters delivered to this agency at or prior to 
the public hearing. As a covered entity under Title II of the Americans with Disabilities Act, the City of Los Angeles does not 
discriminate on the basis of disability, and upon request, will provide reasonable accommodation to ensure equal access to 
these programs, services and activities. Sign language interpreters, assistive listening devices, or other auxiliary aids and/or 
other services may be provided upon request. To ensure availability of services, please make your request not later than 
three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-1249.
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PROJECT ANALYSIS

Project Summary

The Proposed Project, known as Metric Hotel, involves the construction, use and maintenance of 
a new, five-story, 28-room boutique hotel with one (1) manager’s unit; 168 square foot ground 
floor retail space that will function as a commercially operated attended bicycle facility, herein 
referenced as a bicycle rental facility; and a surface parking lot containing 12 vehicle parking 
spaces. The building will be 57-feet in height, with a floor area totaling 12,579 square feet on a 
lot that is 8,942.5 square feet in size, resulting in a 1.41 Floor Area Ratio (FAR). The owner of the 
property and operator of the hotel will be residing on-site in the manager’s unit. The bicycle rental 
facility will be attended by a staff person during regular operating hours and monitored 24 hours 
a day by security cameras linked to the front desk. Bicycle rental will be handled via key cards 
that provide access to the facility, and to lockers containing helmets and other related gear within 
the facility, during and after regular hours. This will allow patrons to return bicycles when the 
attendant is not present and/or the doors are locked. Each bike will be individually locked in with 
a blue tooth-enabled padlock. The keycard will automatically expire after a fixed period of time.

The Project Site is currently developed with an existing 10-room motel with one (1) manager's 
unit and a surface parking lot containing 11 vehicle parking spaces, built in 1946. Jerry’s Motel 
opened in 1947, and has been owned and operated by the same family since 1976. The existing 
motel will be demolished in order to accommodate the Proposed Project.

Requested Entitlements

Specific Plan Amendment
The Project seeks a Specific Plan Amendment from Ordinance No. 166,703, to establish the 
following parking requirements for hotel uses within the Central City West Specific Plan (CCWSP) 
1 Space per 2 guest rooms (Rooms 1 - 20) (0.5 spaces/guest room); 1 Space per 4 guest rooms 
(Rooms 21 - 40) (0.25 spaces/guest room); and 1 Space per 6 guest rooms (Rooms 41+) (.16 
spaces/guest room); and to change the Specific Plan zoning of the subject property from 
RC4(CW) to RC5(CW) in order to redevelop the property and continue the grandfathered hotel 
use, which is no longer permitted in the RC4(CW) Zone.

Specific Plan Exception
The Project seeks a Specific Plan Exception from Section 6.F 4.b.(1)(a) of the CCWSP, to allow 
a 5-foot northerly residential side yard setback on the fifth floor, the first floor containing a 
residential use, in lieu of the otherwise required 8-feet.

Zoning Administrator's Adjustment
The Project seeks a Zoning Administrator’s Adjustment from LAMC Section 12.21 C.6.(b) to allow 
an 11-feet 2-inch loading space clearance height, in lieu of the otherwise required 14-feet.

Project Permit Compliance
The Project seeks a Project Permit Compliance Approval to permit the demolition of the existing 
10-room hotel and the construction of a new mixed-use project within the Central Subarea 
(Witmer/ Lucas Residential District) of the Central City West Specific Plan.

Background

Subject Property
The subject property consists of two contiguous interior parcels of land with a total lot area of 
8,942.5 square feet (0.21 acre). It has approximately 69-feet of frontage along the easterly side
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of Lucas Avenue and a depth of approximately 128-feet, and is located just north of the northwest 
corner of Lucas Avenue and 3rd Street. The subject site is located within the boundaries of the 
Central Subarea (Witmer/Lucas Residential District) of the Central City West Specific Plan, which 
assigns a corresponding zoning of RC4(CW)-U/3. The site is located in the Westlake Community 
Plan, has a corresponding land use designation of Highway Oriented Commercial - High Medium 
Residential and is located within a Transit Priority Area, Los Angeles Enterprise Zone, the Los 
Angeles Renewal Community, and the Central City Revitalization Zone.

Surrounding Properties
The surrounding area is generally developed with high density residential along Lucas Avenue, 
and low density commercial and residential uses along 3rd Street. There are two educational 
institutions located at the intersection of Lucas Avenue and 3rd Street.

The subject site is located on a diagonal street grid. For the purpose of describing the surrounding 
area, Lucas Avenue will serve as the north/south axis with 3rd Street serving as the east/west 
axis in the description below:

North: Properties to the north are zoned R4(CW)-75/3 and developed with three- to four-story 
multifamily residential buildings.

Properties to the east across Lucas Avenue are zoned RC5(CW)-U/7.5 and R5(CW)-U/6 
and developed with the Miguel Contreras Learning Complex.

East:

South: Properties to the south are zoned RC4(CW)-U/3 and developed with a three-story mixed- 
use building containing ground floor retail with two-stories of multifamily residential uses 
above. Properties to the south across 3rd Street are zoned PF(CW) and developed with 
the Gratts Elementary School.

Properties to the west are zoned RC4(CW)-U/3 and developed with a six-story multifamily 
residential building.

West:

Lucas Avenue is a designated Avenue II and provides main access to the Project site.

Relevant Cases
There are no related cases on the subject property or in the surrounding area within a 1,000-foot 
radius of the Project Site

Public Hearing

A public hearing conducted by the Hearing Officer on this matter was held in Room 1020, City 
Hall on Monday, July 11, 2016. In attendance were the Project Applicant and Representatives, 
members of the LAPD Rampart Division and Chamber of Commerce, and members of the public. 
Those in attendance expressed general support for the project. (See Public Hearing and 
Communications, Page P-1)

Issues

Specific Plan Amendment
The site is currently developed with a 10-room motel and a manager's unit that has been in 
continuous operation since the structure was originally built in 1947. The Central City West 
Specific Plan (CCWSP), adopted in 1991, subsequently rezoned each property within the 
boundaries of the Plan Area, by assigning special zoning and land use designations that exist 
only within the Specific Plan. The subject property is currently zoned RC4(CW)-U/3, which 
prohibits hotel uses, thereby making the existing motel a legal non-conforming use. The Applicant,
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who has been operating the motel since 1976, wishes to obtain a Specific Plan Amendment to 
rezone the Specific Plan designation of the property from RC4(CW) to RC5(CW), which permits 
hotel uses, in order to redevelop the site via the construction of a new building and a total of 28 
guest rooms, a manager’s unit and ground floor retail.

The CCWSP currently defaults to LAMC Section 12.21 A.4 to identify parking requirements for 
hotel uses, which requires one parking space per guest room for the first 30 guest rooms. The 
Plan was originally adopted as a Transportation Specific Plan, prior to the construction of two 
metro rail stations in the area, and the introduction of many transit- and pedestrian-oriented 
developments. The Specific Plan Amendment proposes to establish the following hotel parking 
requirements for the CCWSP: 1 Space per 2 guest rooms (Rooms 1 - 20) (0.5 spaces/guest 
room); 1 Space per 4 guest rooms (Rooms 21 - 40) (0.25 spaces/guest room); and 1 Space per 
6 guest rooms (Rooms 41+) (.16 spaces/guest room), to better accommodate the growing needs 
for transit-ready developments that was not anticipated when the Specific Plan was originally 
adopted. These parking requirements mirror those which are currently used in the Los Angeles 
Sports and Entertainment District (LASED) Specific Plan, a similarly transit rich area that is 
located within close proximity to major transit stops.

Urban Design Studio: Professional Volunteer Meeting
The Proposed Project was reviewed by the Department of City Planning’s Urban Design Studio - 
Professional Volunteer Program (PVP) on July 5, 2016. The following issues, concerns, and 
recommendations were discussed:

Continue motif of architectural elements provided on the street-facing facade through all 
building facades. The north, south and westerly elevations will be visible from the 
adjacent residential buildings, and the southerly elevation will be partially visible by 
patrons of the adjacent sidewalk dining.

Create a more defined edge at the top of the building by repeating the cornice (or similar 
architectural element) featured on adjacent buildings.

Given the proximity to several schools, this street will experience a significant amount 
of foot traffic. Provide more details on the ground floor treatments. Please clarify the 
transparency of the proposed glass material.

Related to the above comment, enhance the driveway entrance to ensure safety of 
pedestrians crossing the driveway.

Differentiate between the entrance to the lobby and the bike rental facility so that it is 
clear that the bike rental facility is not only available to hotel patrons. As designed, 
patrons may be easily confused about which is the main entrance as the bike rental 
facility is anchored at the corner. Consider a recessed lobby entrances to provide shelter 
and a more pronounced entry.

Identify type of signage proposed for the bike rental facility.

Project Modifications

In response to the feedback provided by PVP, the Applicant made the following modifications:

• Enhanced the facades on all sides of the building while maintaining a modern, minimalist 
design ethos, by taking the street facing fagade scheme and using stucco score lines to 
carry over the staggered geometric pattern motif to the north, south and westerly 
elevations.
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Added projecting steel shadow box frames around the windows to further define the north 
and south facades and create visual interest and dimension, while also providing privacy 
and solar gain reduction benefits.

Modified existing driveway to a wing-type driveway apron to ensure that it will not extend 
all the way through the sidewalk area, therefore providing a safer crossing for pedestrians. 
The design feature will also naturally force vehicles to significantly reduce speed as they 
enter and exit the driveway, further ensuring pedestrian safety.

Project shall include speed limit and pedestrian crossing signage for exiting vehicles.

The Applicant clarified the following items:

Ground floor glazing will be fully transparent with clear anti-graffiti and anti-scratch film 
applied to maintain its appearance. Any exposed vertical non-painted concrete will be 
sealed with anti-graffiti clear sealer at the ground floor level. These finishes will provide a 
vandal resistant ground floor while still maintaining a pedestrian friendly experience.

Signage for the bike rental facility will be displayed through the transparent storefront 
glazing. It will primarily consist of decals typically found on commercial storefronts.

Given the Central City West Specific Plan requirement for a 10-foot front-yard setback, 
exiting drivers will have clear sight lines to both sides of the sidewalk as they egress from 
the parking area. This is beneficial for pedestrian safety, unlike many commercial 
structures, which are usually built to the property line and do not provide enough driveway 
aisle depth for exiting vehicles.

In addition to the above, the Applicant provided justifications regarding why the remainder of the 
recommendations could not be fulfilled. In particular, the Applicant stated that a traditional cornice 
element would not be conducive to maintaining the integrity of the modern design aesthetic, but 
that a modern interpretation of a cornice treatment is exhibited by the contrasting recessed stucco 
roofline on the front fagade. The Applicant also explained that the recommended recessed 
entrances are infeasible given the limited ground floor area; and recessing the entry at the main 
hotel entrance will obstruct access to the elevator and hinder compliance with ADA code 
requirements. However, shelter at both entrances will be provided by an overhead metal awning, 
in addition to way-finding and decal signage at both entries to provide clear visual clues to patrons 
as to which area they are entering.

Conclusion

Based on the information submitted, public input and the mandatory findings for the requested 
entitlements, the Department of City Planning recommends that the City Planning Commission 
approve the Project as recommended. The Project is consistent with all Elements of the General 
Plan, meet the goals of the Westlake Community Plan and will meet the intent of the Central City 
West Specific Plan (CCWSP). The Project, at the recommended floor area, height, scale, design 
and layout, will be a compatible addition to the local neighborhood and will provide a sense of 
place to the corner of Lucas Avenue and 3rd Street. The use will serve an important need in the 
local community and will provide jobs and economic development for the area, in addition to 
achieving the planning goals of the CCWSP.
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CONDITIONS OF APPROVAL

Pursuant to LAMC Sections 11.5.7 G, 11.5.7 F, 11.5.7 C and 12.28 A, the following conditions 
are hereby imposed upon the use of the subject property.

Project Permit Compliance Conditions

Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the Applicant, stamped “Exhibit A,” 
and attached to the subject case file. No change to the plans will be made without prior 
review by the Department of City Planning, Plan Implementation Division, and written 
approval by the Director of Planning. Each change shall be identified and justified in writing. 
Minor deviations may be allowed in order to comply with the provisions of the Municipal 
Code, the project conditions, or the project permit authorization.

1.

Specific Plan Amendment. Prior to obtaining any building permits, the project shall secure 
final Adoption of the Specific Plan Amendment Ordinance.

2.

Hotel Parking. Hotel parking requirements shall be provided as follows:3.

a. 1 Space per 2 guest rooms (Rooms 1 - 20) (0.5 spaces/guest room);

b. 1 Space per 4 guest rooms (Rooms 21 - 40) (0.25 spaces/guest room); and

c. 1 Space per 6 guest rooms (Rooms 41+) (.16 spaces/guest room).

Open Space Setbacks. The Project shall maintain a 10-foot front yard Open Space setback 
on the ground floor.

4.

5. Automobile Parking. The Project shall provide a total of 12 on-site parking spaces. A 
minimum of 20 percent of the total provided parking spaces shall be capable of supporting 
future electric vehicle supply equipment (EVSE). EVSE, infrastructure, and all devices 
related to EV charging shall be installed in accordance with California Electrical Code and 
to the satisfaction of the Department of Building and Safety.

6. Bicycle Parking. A minimum of two (2) short-term and two (2) long-term bicycle parking 
spaces shall be provided. Long-term bicycle parking shall be stored in the commercially 
operated attended bicycle facility.

Fagade Design. The fagade articulation, materials, and colors shall be in conformance with 
the Elevations depicted in Sheets 22-24 of Exhibit A.

7.

Landscape Plans. All open areas not used for buildings, driveways, parking areas, 
recreational facilities or walks shall be attractively landscaped and maintained in accordance 
with a landscape plan, including an automatic irrigation plan, prepared by a licensed 
landscape architect pursuant to Appendix D of the Specific Plan.

8.

Trees. A minimum of one (1) tree, which shall be a minimum of 12 feet in height and three 
inches in caliper at the time of planting, shall be provided on site and subject to the 
Department of Street Services, Urban Forestry Division requirements.

9.
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Lighting. Final plans shall show the location and type of all lighting. Outdoor lighting shall 
be designed and installed with shielding, such that the light source cannot be seen from 
adjacent residential properties, the public right-of-way, nor from above.

10.

Commercially Operated Attended Bicycle Facility.11.

The door shall remain open and unlocked during standard business hours.a.

b. All rental transactions for the bicycle rental facility shall be conducted by an 
employee stationed on the ground floor during standard business hours.

During non-standard hours, the bicycle rental facility shall be locked. Guests or 
other rental customers shall check bikes back in with a key card i.

c.

12. Driveway Signage. Speed limit and pedestrian crossing signage for exiting vehicles shall be 
provided at the driveway entrance to the property.

Specific Plan Exception Conditions.

Residential Setbacks. The fifth floor of the Project, containing the manager’s unit, shall 
provide a 10-foot front yard, a minimum 5-foot northerly side yard, a 13-foot southerly side 
yard, and a 30-foot rear yard setback to the fire stair.

13.

Zoning Administrator’s Adjustment Conditions.

Loading. The project shall be allowed a loading space height of 11-feet 2-inches. The 
loading shall be maintained free of any trash or debris for the life of the project.

14.

Deliveries.15.

a. Deliveries of hospitality supplies shall be transported in personal vehicles.

b. No deliveries by over-in-height vehicles shall be permitted.

Laundry. All laundry shall be processed on-site.16.

Room Service. No on-site food or beverage service is permitted.17.

Other Department Conditions

Bureau of Engineering. Prior to the issuance of sign-offs for final site plan approval and/or 
project permits by the Department of City Planning, the Applicant/developer shall provide 
written verification to the Department of City Planning from the responsible agency 
acknowledging the agency’s consultation with the Applicant/developer. The required 
dedications and improvements may necessitate redesign of the project. Any changes to 
the project design required by a public agency shall be documented in writing and 
submitted for review by the Department of City Planning.

18.

a. Dedication Required: Lucas Avenue (Avenue II) - A 5-foot wide strip of land along 
the property frontage to complete a 15-foot wide sidewalk. This dedication 
requirement is based on the unique, existing roadway section in this particular area 
and should not be used as precedent for other segments of Lucas Avenue.
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b. Improvements Required: Lucas Avenue - Taking into consideration the existing 
60-foot wide roadway in this area as the result of the roadway widening along the 
easterly side of Lucas Avenue, place additional concrete to construct a 15-foot 
wide full width sidewalk. Repair all broken, off-grade or bad order adjoining half 
roadway pavement. These improvements should suitably transition to join the 
existing improvements. This improvement requirement is based on the unique, 
existing roadway section in this particular area and should not be used as a 
precedent in other segments of Lucas Avenue.

Street Trees. Install tree wells with root barriers and plant street trees satisfactory 
to the City Engineer and the Urban Forestry Division of the Bureau of Street 
Services. The Applicant should contact the Urban Forestry Division for further 
information (213) 847-3077.

c.

Department of Transportation may have additional requirements for dedication and 
improvements.

Roof drainage and surface run-off from the property shall be collected and treated 
at the site and drained to the streets through drain pipes constructed under the 
sidewalk and through curb drains or connections to the catch basins.

d.

Sewer lines exist in Lucas Avenue. Extension of the 6-inch house connection 
laterals to the new property line will be required. All Sewerage Facilities Charges 
and Bonded Sewer Fees shall be paid prior to obtaining a Building Permit.

e.

f. An investigation by the Bureau of Engineering Central District Office Sewer 
Counter may be necessary to determine the capacity of the existing public sewers 
to accommodate the proposed development. The Applicant shall submit a request 
to the Central District Office of the Bureau of Engineering (213) 482-7050.

The Applicant shall submit a parking area and driveway plan to the Central District 
Office of the Bureau of Engineering and the Department of Transportation for 
review and approval.

g-

Environmental Conditions

19. Habitat Modification (Nesting Native Birds, Non-Hillside or Urban Areas). The project 
will result in the removal of vegetation and disturbances to the ground and therefore may 
result in take of nesting native bird species. Migratory nongame native bird species are 
protected by international treaty under the Federal Migratory Bird Treaty Act (MBTA) of 1918 
(50 C.F.R Section 10.13). Sections 3503, 3503.5 and 3513 of the California Fish and Game 
Code prohibit take of all birds and their active nests including raptors and other migratory 
nongame birds (as listed under the Federal MBTA).

a. Proposed project activities (including disturbances to native and non-native 
vegetation, structures and substrates) should take place outside of the breeding bird 
season which generally runs from March 1- August 31 (as early as February 1 for 
raptors) to avoid take (including disturbances which would cause abandonment of 
active nests containing eggs and/or young). Take means to hunt, pursue, catch, 
capture, or kill, or attempt to hunt, pursue, catch, capture or kill (Fish and Game Code 
Section 86).
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b. If project activities cannot feasibly avoid the breeding bird season, beginning thirty 
days prior to the disturbance of suitable nesting habitat, the Applicant shall:

Arrange for weekly bird surveys to detect any protected native birds in the habitat to 
be removed and any other such habitat within properties adjacent to the project site, 
as access to adjacent areas allows. The surveys shall be conducted by a qualified 
biologist with experience in conducting breeding bird surveys. The surveys shall 
continue on a weekly basis with the last survey being conducted no more than 3 days 
prior to the initiation of clearance/construction work.

c.

If a protected native bird is found, the Applicant shall delay all clearance/construction 
disturbance activities within 300 feet of suitable nesting habitat for the observed 
protected bird species until August 31.

d.

Alternatively, the Qualified Biologist could continue the surveys in order to locate any 
nests. If an active nest is located, clearing and construction within 300 feet of the nest 
or as determined by a qualified biological monitor, shall be postponed until the nest is 
vacated and juveniles have fledged and when there is no evidence of a second attempt 
at nesting. The buffer zone from the nest shall be established in the field with flagging 
and stakes. Construction personnel shall be instructed on the sensitivity of the area.

e.

f. The Applicant shall record the results of the recommended protective measures 
described above to document compliance with applicable State and Federal laws 
pertaining to the protection of native birds. Such record shall be submitted and 
received into the case file for the associated discretionary action permitting the project.

20. Tree Removal (Non-Protected Trees). Environmental impacts from project implementation 
may result due to the loss of significant trees on the site. However, the potential impacts will 
be mitigated to a less than significant level by the following measures:

Prior to the issuance of any permit, a plot plan shall be prepared indicating the location, 
size, type, and general condition of all existing trees on the site and within the adjacent 
public right(s)-of-way.

a.

All significant (8-inch or greater trunk diameter, or cumulative trunk diameter if multi
trunked, as measured 54 inches above the ground) non-protected trees on the site 
proposed for removal shall be replaced at a 1:1 ratio with a minimum 24-inch box tree. 
Net, new trees, located within the parkway of the adjacent public right(s)-of-way, may 
be counted toward replacement tree requirements.

b.

Removal or planting of any tree in the public right-of-way requires approval of the 
Board of Public Works. Contact Urban Forestry Division at: 213-847-3077. All trees in 
the public right-of-way shall be provided per the current standards of the Urban 
Forestry Division, Bureau of Street Services, Department of Public Works.

c.

Increased Noise Levels (Demolition, Grading, and Construction Activities)21.

a. Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm 
Monday through Friday, and 8:00 am to 6:00 pm on Saturday.

b. Demolition and construction activities shall be scheduled so as to avoid operating 
several pieces of equipment simultaneously, which causes high noise levels.
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c. The project contractor shall use power construction equipment with state-of-the- 
art noise shielding and muffling devices.

22. Increased Noise Levels (Mixed-Use Development). Wall and floor-ceiling assemblies 
separating commercial tenant spaces, residential units, and public places shall have a 
Sound Transmission Coefficient (STC) value of at least 50, as determined in accordance 
with ASTM E90 and ASTM E413.

23. Safety Hazards

a. The developer shall install appropriate traffic signs around the site to ensure 
pedestrian, bicycle, and vehicle safety.

b. The applicant shall submit a parking and driveway plan that incorporates design 
features that reduce accidents, to the Bureau of Engineering and the Department 
of Transportation for approval.

24 Transportation/Traffic

Applicant shall plan construction and construction staging as to maintain 
pedestrian access on adjacent sidewalks throughout all construction phases. This 
requires the applicant to maintain adequate and safe pedestrian protection, 
including physical separation (including utilization of barriers such as K-Rails or 
scaffolding, etc.) from work space and vehicular traffic and overhead protection, 
due to sidewalk closure or blockage, at all times.

a.

Temporary pedestrian facilities should be adjacent to the project site and provide 
safe, accessible routes that replicate as nearly as practical the most desirable 
characteristics of the existing facility.

b.

Covered walkways shall be provided where pedestrians are exposed to potential 
injury from falling objects.

c.

Applicant shall keep sidewalk open during construction until only when it is 
absolutely required to close or block sidewalk for construction staging. Sidewalk 
shall be reopened as soon as reasonably feasible taking construction and 
construction staging into account.

d.

Administrative Conditions of Approval

25. Final Plans. Prior to the issuance of any building permits for the project by the Department 
of Building and Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building and Safety for final review and 
approval by the Department of City Planning. All plans that are awaiting issuance of a 
building permit by the Department of Building and Safety shall be stamped by Department 
of City Planning staff “Plans Approved.” A copy of the Plans Approved, supplied by the 
applicant, shall be retained in the subject case file.

26. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 
purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet, and shall include any modifications or notations 
required herein.



CPC-2015-851-SP-SPE-ZAA-SPP C-6

Approval, Verification and Submittals. Copies of any approvals, guarantees or 
verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to clearance 
of any building permits, for placement in the subject file.

27.

28. Code Compliance. Use, area, height, and yard regulations of the zone classification of the 
subject property shall be complied with, except where granted conditions differ herein.

29. Department of Building and Safety. The granting of this determination by the Director of 
Planning does not in any way indicate full compliance with applicable provisions of the Los 
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications 
to plans made subsequent to this determination by a Department of Building and Safety 
Plan Check Engineer that affect any part of the exterior design or appearance of the project 
as approved by the Director, and which are deemed necessary by the Department of 
Building and Safety for Building Code compliance, shall require a referral of the revised 
plans back to the Department of City Planning for additional review and sign-off prior to the 
issuance of any permit in connection with those plans.

Enforcement. Compliance with these conditions and the intent of these conditions shall be 
to the satisfaction of the Department of City Planning.

30.

31. Expiration. In the event that this grant is not utilized within three years of its effective date 
(the day following the last day that an appeal may be filed), the grant shall be considered 
null and void. Issuance of a building permit, and the initiation of, and diligent continuation 
of, construction activity shall constitute utilization for the purposes of this grant.

32. Prior to the issuance of any permits relative to this matter, a covenant acknowledging and 
agreeing to comply with all the terms and conditions established herein shall be recorded in 
the County Recorder's Office. The agreement (standard master covenant and agreement 
form CP-6770) shall run with the land and shall be binding on any subsequent owners, heirs 
or assigns. The agreement with the conditions attached must be submitted to the 
Development Services Center for approval before being recorded. After recordation, a 
certified copy bearing the Recorder's number and date shall be provided to the Development 
Services Center at the time of Condition Clearance for attachment to the subject case file.

Indemnification and Reimbursement of Litigation Costs. Applicant shall do all of the 
following:

33.

Defend, indemnify and hold harmless the City from any and all actions against the 
City relating to or arising out of, in whole or in part, the City’s processing and 
approval of this entitlement, including but not limited to. an action to attack, 
challenge, set aside, void, or otherwise modify or annul the approval of the 
entitlement, the environmental review of the entitlement, or the approval of 
subsequent permit decisions, or to claim personal property damage, including from 
inverse condemnation or any other constitutional claim.

a.

Reimburse the City for any and all costs incurred in defense of an action related to 
or arising out of, in whole or in part, the City’s processing and approval of the 
entitlement, including but not limited to payment of all court costs and attorney’s 
fees, costs of any judgments or awards against the City (including an award of 
attorney’s fees), damages, and/or settlement costs.

b.

Submit an initial deposit for the City’s litigation costs to the City within 10 days’ 
notice of the City tendering defense to the Applicant and requesting a deposit. The

c.
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initial deposit shall be in an amount set by the City Attorney’s Office, in its sole 
discretion, based on the nature and scope of action, but in no event shall the initial 
deposit be less than $25,000. The City’s failure to notice or collect the deposit does 
not relieve the Applicant from responsibility to reimburse the City pursuant to the 
requirement in paragraph (b).

Submit supplemental deposits upon notice by the City. Supplemental deposits may 
be required in an increased amount from the initial deposit if found necessary by 
the City to protect the City’s interests. The City’s failure to notice or collect the 
deposit does not relieve the Applicant from responsibility to reimburse the City 
pursuant to the requirement in paragraph (b).

d.

If the City determines it necessary to protect the City’s interest, execute an 
indemnity and reimbursement agreement with the City under terms consistent with 
the requirements of this condition.

e.

The City shall notify the applicant within a reasonable period of time of its receipt of any 
action and the City shall cooperate in the defense. If the City fails to notify the applicant of 
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably 
cooperate in the defense, the applicant shall not thereafter be responsible to defend, 
indemnify or hold harmless the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s office 
or outside counsel. At its sole discretion, the City may participate at its own expense in the 
defense of any action, but such participation shall not relieve the applicant of any obligation 
imposed by this condition. In the event the Applicant fails to comply with this condition, in 
whole or in part, the City may withdraw its defense of the action, void its approval of the 
entitlement,
right to make all decisions with respect to its representations in any legal proceeding, 
including its inherent right to abandon or settle litigation.

take any other action. The City retains theor

For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions include actions, 
as defined herein, alleging failure to comply with any federal, state or local law.

Nothing in the definitions included in this paragraph are intended to limit the rights of the 
City or the obligations of the Applicant otherwise created by this condition.
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FINDINGS

General Plan/Charter Findings

1. General Plan Land Use Designation. The subject property is within the Westlake 
Community Plan, which designates the site for Mixed Use Commercial - Residential land uses 
with corresponding zones of RC4, RC5, RAS3, RAS4. The Project Site is currently zoned 
RC4(CW)-U/3 and requests to be rezoned to RC5(CW)-U/3, which is consistent with the 
Mixed Use Commercial - Residential Land Use Designation. The Proposed Project is located 
within the Central City West Specific Plan (CCWSP), adopted as Ordinance 166,703, effective 
April 3, 1991.

2. General Plan Text.

Framework Element

The Citywide General Plan Framework Element is a guide for communities to implement 
growth and development policies by providing a comprehensive long-range view of the City 
as a whole. The Element establishes categories of land use - Neighborhood District, 
Community Center, Regional Center, Downtown Center, and Mixed-Use Boulevard - that are 
broadly described by ranges of intensity/density, heights, and lists of typical uses. The 
definitions reflect a range of land use possibilities found in the City's already diverse urban, 
suburban, and rural land use patterns.

The Citywide General Plan Framework text defines policies related to growth and includes 
policies for land use, housing, urban form/neighborhood design, open space/conservation, 
economic development, transportation, and infrastructure/public services. The Proposed 
Project would be in conformance with several goals of the Framework as described below.

A. Chapter 3: Land Use Chapter. Issue One: Distribution of Land Use

Objective 3.1: Accommodate a diversity of uses that support the needs of the City's 
existing and future residents, businesses, and visitors.

Policy 3.1.1. Identify areas on the Long-Range Land Use Diagram and in the 
community plans sufficient for the development of a diversity of uses that serve the 
needs of existing and future residents (housing, employment, retail, entertainment, 
cultural/institutional, educational, health, services, recreation, and similar uses), 
provide job opportunities, and support visitors and tourism.

Objective 3.2: Provide for the spatial distribution of development that promotes an 
improved quality of life by facilitating a reduction of vehicular trips, vehicle miles 
traveled, and air pollution.

Policy 3.2.3. Provide for the development of land use patterns that emphasize 
pedestrian/bicycle access and use in appropriate locations.

Policy 3.2.4. Provide for the siting and design of new development that maintains 
the prevailing scale and character of the City's stable residential neighborhoods 
and enhance the character of commercial and industrial districts.
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Objective 3.4: Encourage new multi-family residential, retail commercial, and office 
development in the City's neighborhood districts, community, regional, and 
downtown centers as well as along primary transit corridors/boulevards, while at 
the same time conserving existing neighborhoods and related districts.

Policy 3.4.1. Conserve existing stable residential neighborhoods and lower- 
intensity commercial districts and encourage the majority of new commercial and 
mixed-use (integrated commercial and residential) development to be located (a) 
in a network of neighborhood districts, community, regional, and downtown 
centers, (b) in proximity to rail and bus transit stations and corridors, and (c) along 
the City's major boulevards, referred to as districts, centers, and mixed-use 
boulevards, in accordance with the Framework Long-Range Land Use Diagram.

The proposed Specific Plan Amendment will rezone the subject property from RC4(CW) 
to RC5(CW) in order to allow an existing grandfathered hotel use to be continued and 
upgraded. The new regulations of the RC5(CW) will permit what was formally considered 
a legal non-conforming use in the RC4(CW) Zone, to continue to operate by-right. The 
RC5(CW) designation currently exists across the street, on either side of 3rd Street, from 
the Project Site. As such, amending the zone from RC4(CW) to RC5(CW) would not prove 
to be inconsistent with other zoning designations within the vicinity of the Project Site. The 
proposed redevelopment of a 10-room motel with a manger’s unit to a 28-room boutique 
hotel with a manager’s unit and ground floor retail, will continue to contribute to a diversity 
of uses in a neighborhood that is currently developed with multifamily residential uses, 
low-scale commercial and institutional uses. In addition, upgrading the density of the hotel 
use will serve needs of existing and future residents by providing additional 
accommodations for visitors and tourists, and job opportunities for existing residents of 
the neighborhood. The proposed five-story structure will be compatible with the existing 
scale of the neighborhood, which includes a mix of three- to six-story multifamily, mixed- 
use and institutional buildings. The Proposed Project will revitalize an existing but 
underutilized site that is meant to accommodate mixed-use developments, and provide a 
high quality, modern design which includes a commercially operated bike attendance 
facility that will offer bicycle rentals not only for the patrons of the hotel, but for the general 
public, therefore providing additional opportunities to encourage an alternative mode of 
travel. The Project provides ample pedestrian oriented features such as transparent 
ground floor storefront elements, shade and shelter, long-term bicycle storage and 
attractive landscaped areas abutting the public sidewalk. The Project will continue the 
historic use of an affordable budget motel that has been in continuous operation since 
1947, and by the same property owner since 1976. By providing 18 additional guest 
rooms, more tourist and visitors will be able to find accommodations within close proximity 
to Downtown Los Angeles.

B. Chapter 7. Economic Development Chapter, Framework Element

Objective 7.2\ Establish a balance of land uses that provides for commercial and 
industrial development which meets the needs of local residents, sustains economic 
growth, and assures maximum feasible environmental quality.

Objective 7.3: Maintain and enhance the existing businesses in the City.

The Project Site is currently developed with a 10-room motel with a manager’s unit and a 
surface parking lot containing 11 parking spaces, built in 1946. Under the current zoning 
designation of RC4(CW), the Central City West Specific Plan (CCWSP), adopted as 
Ordinance 166,703, effective April 3, 1991, would require this site to be developed as a
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mixed-use project, but prohibits hotel uses, thereby making the existing development a 
legal non-conforming use. Under the proposed zoning designation of RC5(CW), the 
CCWSP would also require this site to be developed as a mixed-use project, and permits 
hotel uses. Granting the Specific Plan Amendment to rezone the property from RC4(CW) 
to RC5(CW) would allow the existing non-conforming motel use to continue operating in 
its current location. While the motel could have expanded its non-conforming use via a 
Specific Plan Exception, the property owner has elected to fully redevelop the property in 
order to take advantage of the site’s existing development potential, while rebranding, and 
to implement a more efficient site and building layout with an updated architectural design. 
By replacing the existing 10-room motel with a 28-room boutique hotel, the Project will be 
better equipped to help achieve the goals of the Specific Plan, as outlined above.

Hotel and motel uses have the potential to support the employment emphasis in mixed- 
use areas to serve business activity and other related functions, without disrupting the 
balance of uses or character of such areas. Smaller hotels, specifically, can help support 
uses that occur in mixed-use areas and contribute to their economic vitality. The Metric 
Hotel, currently operating as Jerry’s Motel, is intended for budget travelers and therefore 
focuses on providing clean, affordable rooms within close proximity to Downtown Los 
Angeles. Allowing the existing motel operator to continue operating in this location will 
provide convenient, affordable, and high quality accommodations, in addition to a clean 
and safe lodging environment for tourists and visitors of area residents.

The proposed Specific Plan Amendment will allow an existing business in the city to 
continue to operate under enhanced conditions by redeveloping the site from a two-story 
10-unit motel with a manager’s unit, to a five-story 28-unit hotel with a manager’s unit and 
ground floor retail. The continued operation of this use will encourage the development of 
general commercial uses to support community needs by generating additional revenue 
by way of transient occupancy taxes, and bringing in visitors and tourists who will support 
the local economy. The Specific Plan Amendment will also create opportunities to provide 
transit friendly employment opportunities within the City, and provide fiscal benefits to the 
City. It is important that plans effectively guide growth and development and are seen as 
living documents. As such, the proposed Specific Plan Amendment to establish parking 
requirements for hotel uses in the Specific Plan to allow 1 Space per 2 guest rooms 
(Rooms 1 - 20) (0.5 spaces/guest room); 1 Space per 4 guest rooms (Rooms 21 - 40) 
(0.25 spaces/guest room), is taking into consideration the establishment of new public 
transit stations that were not in operation at the time the Specific Plan was adopted, 
changing travel trends, such as ride share, as well as the introduction of more pedestrian 
and transit-oriented developments into transit rich areas. Moving away from over-parking 
projects will encourage transit, car-pooling, walking, biking, and other forms of non-single
occupancy travels.

With the approval of the Specific Plan Amendment, the Project would allow the continued 
use of a neighborhood and regional serving use for a part of the City that functions as a 
portal to and from Downtown Los Angeles. According to the Applicant, many travelers who 
stay at Jerry’s Motel are often visiting the downtown core for business or leisure. The 
Central City West Specific Plan area is seen as the gateway into Downtown Los Angeles, 
and providing a higher density of affordable and well-designed accommodations to 
capture the visiting population spillover from Downtown will provide jobs as well as support 
for local business within the immediate area as well as the entire Downtown area.

Mobility Element

In response to the State’s Complete Street mandate, the City’s Mobility Plan 2035 established 
new street designations, re-classified each of the City’s arterial streets and laid out a
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“complete street" policy framework. Whereas previous street designations and their 
corresponding dimensions, approved as part of the City’s 1999 Transportation Element, 
reflected the former primary focus on moving automobiles, the new expanded list of 
classifications now acknowledges the multi-modal role and objectives of complete streets. 
The new street standards are intended to reflect the variety of street dimensions that exist in 
today’s actual physical street cross-sections. Revised standards are intended to lead to an 
overall preservation of existing roadway widths and widening of sidewalk widths.

The Mobility Plan 2035 includes goals that define the City’s high-level mobility priorities. Each 
of the goals contains objectives and policies that guide the City’s Mobility goals. The proposed 
General Plan Amendment would be in conformance with the following policies:

1.2 - Complete Streets: Implement a balanced transportation system on all streets, 
tunnels, and bridges using complete streets principles to ensure the safety and mobility of 
all users.

2.3 - Pedestrian Infrastructure: Recognize walking as a component of every trip, and 
ensure high quality pedestrian access in all site planning and public right-of-way 
modifications to provide a safe and comfortable walking environment.

2.10 - Loading Areas: Facilitate the provision of adequate on and off-street loading areas.

3.3 - Land Use Access and Mix: Promote equitable land use decisions that result in 
fewer vehicle trips by providing greater proximity and access to jobs, destinations, and 
other neighborhood services.

3.8 - Bicycle Parking: Provide bicyclists with convenient, secure and well-maintained 
bicycle parking facilities.

4.13 - Parking and Land Use Management: Balance on-street and off-street parking 
supply with other transportation and land use objectives.

The City West Specific Plan (CCWSP) currently defaults to LAMC Section 12.21 A.4to identify 
parking requirements for hotel uses, which requires one parking space per guest room for the 
first 30 guest rooms. The Specific Plan Amendment proposes to establish the following hotel 
parking requirements for the CCWSP: 1 Space per 2 guest rooms (Rooms 1 - 20) (0.5 
spaces/guest room); 1 Space per 4 guest rooms (Rooms 21 - 40) (0.25 spaces/guest room); 
and 1 Space per 6 guest rooms (Rooms 41+) (.16 spaces/guest room), thereby reducing the 
parking requirements to match those in other transit rich plan areas such as the Los Angeles 
Sports and Entertainment District (LASED) Specific Plan. By putting less of an emphasis on 
parking, the Plan can put more of an emphasis on the opportunities for alternate modes of 
transportation. Central City West is located within a Transit Priority Area, which is defined as 
an area within one-half mile of a major transit stop that is existing or planned; a site containing 
an existing rail transit station, a ferry terminal served by either a bus or rail transit service; or 
the intersection of two or more major bus routes with a frequency of service interval of 15 
minutes or less during the morning and afternoon peak commute periods. The site is located 
within one mile of two (2) Metro light rail stations: the 7th Street/Metro Center Station 
and the Pershing Square Station. Both are within a 15-20 minute walk, or accessible 
via Bus Lines16/316. The site is also served by Bus Lines 18, 720 and 14, all of which 
operate with a frequency of 15 minutes or less. In addition to the proliferation of public 
transportation serving the site, the project also includes a bicycle rental facility on the ground 
floor of the hotel that will be available for patrons of the hotei as well as the general public. In 
addition, the Project includes several pedestrian-oriented design elements, such as a 
transparent ground floor fagade, metal awnings providing shelter and shade, attractive
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landscaping within an open space setback abutting the public right-of-way. The Project not 
only encourages alternate modes of transit and pedestrian activity for visitors, hotel guests 
and the neighboring community, but by continuing to operate the existing use at a higher 
density, will also provide access to jobs and neighborhood services at a greater capacity.

Land Use Element - Westlake Community Plan

The Westlake Community Plan was adopted by City Council on September 16, 1997 and 
includes the following relevant land use objectives and policies:

Commercial Land Uses

Objective 1: To conserve and strengthen viable commercial development in the community 
and to provide additional opportunities for new commercial development and services

Policy 1. That commercial facilities be located on existing traffic arteries and commercial 
corridors.

Policy 7. That new commercial development be oriented so as to facilitate pedestrian 
access by locating parking to the rear of structures.

Policy 8. That adequate parking be provided for all types of retail and office commercial 
development, and that all parking areas adjacent to residential lands be appropriately 
buffered by a wall and/or landscaped setback.

The Project is consistent with the Westlake Community Plan in that it will utilize more of the 
development potential of the site by redeveloping the 10-room motel to accommodate a 28- 
room boutique hotel with ground floor retail. It preserves a historic motel use that has proven 
to be an asset to the community, while allowing the use and building to be redeveloped with 
new construction with a more modern design. All surface parking will be located behind the 
street-facing fagade of the building and properly buffered from neighboring residential uses 
by landscaping throughout. Considering the amount of foot traffic that will be generated by the 
educational institutions within the vicinity, the Project includes ground floor building 
transparency, an attractive building design and a landscaped open space setback adjacent to 
the public right-of-way to improve the pedestrian experience in the area. In addition, the 
ground floor retail use will offer a bicycle rental facility that will encourage the use of alternate 
modes of transportation not only for the hotel guests, but also the general public. By utilizing 
a greater density on the site, the Project will increase opportunities for visitors and tourists to 
contribute to the local economy through the collection of transient occupancy taxes and 
exposure to local businesses in the area.

Health and Wellness Element

Adopted in March 2015, the Plan for a Healthy Los Angeles lays the foundation to create 
healthier communities for all Angelenos. As the Health and Wellness Element of the General 
Plan, it provides high-level policy vision, along with measurable objectives and implementation 
programs, to elevate health as a priority for the City’s future growth and development. Through 
a new focus on public health from the perspective of the built environment and City services, 
the City of Los Angeles will strive to achieve better health and social equity through its 
programs, policies, plans, budgeting, and community engagement. The Proposed Project is 
consistent with the following goals, objectives and policies:
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Chapter 2: A City Built for Health

Policy 2.2. Healthy Building design and construction. Promote a healthy built 
environment by encouraging the design and rehabilitation of buildings and sites for 
healthy living and working conditions, including promoting enhanced pedestrian- 
oriented circulation, lighting, attractive and open stairs, healthy building materials 
and universal accessibility using existing tools, practices, and programs.

As previously mentioned, the Project incorporates several pedestrian-oriented design 
elements, including locating surface parking to the rear; and providing a transparent ground 
floor fagade, metal awnings providing shelter and shade, attractive landscaping and an open 
space setback from the front property line. The Project also includes two Electric Vehicle (EV) 
parking spaces, one EV Charge space and one EV Ready space, in addition to solar ready 
wiring, a cool roof system, energy efficient windows and projecting steel shadow box frames 
around the windows for solar gain reduction benefits. Operationally, the hotel will be using low 
flow toilets and plumbing fixtures in line with Cal Green requirements, a towel/linen recycling 
program dispenser based washroom amenities and a recycling program. The proposed green 
building design and environmentally friendly business operations will ensure that the Project 
helps promote a healthy built environment.

Citvwide Commercial Design Guidelines

The Proposed Project complies with the applicable Citywide Commercial Design Guidelines, 
which were created to carry out common design objectives that maintain neighborhood form 
and character while promoting design excellence and creative infill development solutions for 
Pedestrian-Oriented, Commercial and Mixed-Use Projects. The Commercial Citywide Design 
Guidelines are intended to address some of the most common, overarching challenges in 
planning commercial developments, such as: considering neighborhood context and linkages 
in building and site design; employing high quality architecture to define the character or 
commercial districts; augmenting the streetscape environment with pedestrian amenities; 
minimizing the appearance of driveways and parking areas; including open space to create 
opportunities for public gathering; and improving the streetscape by reducing visual clutter.

The Project provides transparent ground floor, street-facing storefronts and entryways that 
provide shelter and promote an active street presence by pedestrians. Parking is located to 
the rear of the building, such that it does not dominate the streetscape which is occupied by 
an open space setback that is attractively landscaped and creates a buffer zone between 
pedestrians and vehicles. In addition, the building design is not only compatible in scale and 
mass with the surrounding developments, but also provides a transition between the three- 
story mixed-use development to the south, and the three- to six-story residential uses to the 
north and west. Last, the building fagade is articulated with a variety of materials, textures and 
architectural elements.

3. City Charter Sections 556 and 558. Section 556 of the City Charter requires that the City 
Planning Commission make findings that determine whether the requested Specific Plan 
Amendments are either in substantial conformance or is not in substantial conformance with 
the purposes, intent and provisions of the General Plan. Section 558 of the City Charter 
establishes the procedures for the adoption, amendment or repeal of ordinances, orders or 
resolutions proposed by the City Council, City Planning Commission, or Director of Planning 
or by application of the owner of the affected property if authorized by ordinance. Based on 
the Findings delineated, the City Planning Commission finds that the requested Specific Plan 
Amendments are in substantial conformance with the purposes, intent and provisions of the 
General Plan.
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The Specific Plan Amendments will allow an existing hotel to continue to grow and provide 
essential services to the local and tourist economy while ensuring that visitors have affordable 
accommodations and safe, convenient access to Downtown Los Angeles. The Proposed 
Project will also allow for improved compatibility between the varying densities and uses 
existing in the surrounding area, and will emphasize pedestrian and transit connections by 
discouraging the use of vehicles over alternate modes of transportation.

4. The Sewerage Facilities Element of the General Plan will not be affected by the 
recommended action.

5. Street Lights. Any City required installation or upgrading of street lights is necessary to 
complete the City street improvement system to as to increase night safety along the streets 
which adjoins the subject property.

Entitlement Findings

6. Findings for Specific Plan Amendment, LAMC Section 12.32

Pursuant to Section 12.32 of the Municipal Code, and based on these findings, the 
recommended action to amend the Central City West Specific Plan (CCWSP) is deemed 
consistent with public necessity, convenience, general welfare and good zoning practice. The 
Specific Plan Amendment for the zone change from RC4(CW) to RC5(CW) would only apply 
to the subject site, while the Amendment to establish hotel parking requirements to allow: 1 
Space per 2 guest rooms (Rooms 1 - 20) (0.5 spaces/guest room); 1 Space per 4 guest rooms 
(Rooms 21 - 40) (0.25 spaces/guest room); and 1 Space per 6 guest rooms (Rooms 41+) 
(.16 spaces/guest room), would be implemented Specific Plan-wide. As found above, the 
recommended Specific Plan Amendment is consistent with the General Plan Land Use, 
Framework Element, Westlake Community Plan, Mobility Element, and Health and Wellness 
Element. With the approval of the Specific Plan Amendment, the Project would be consistent 
with the following goals outlined by the Specific Plan:

Section 2.A. Implement the goals and policies of the Westlake Community Plan;

Section 2.B. Establish a complete 24-hour community for all segments of the population, 
with jobs and housing, needed public facilities, recreation/entertainment and amenities, 
open spaces and pedestrian oriented places; and

Section 2.C. Regulate all development, including use, location, height and density to 
assure compatibility of uses, and to provide for the consideration of transportation and 
public facilities, aesthetics, historic preservation, open space and the economic and social 
well-being of area residents; Provide for an expanded and enhanced relationship to the 
Central Business District and the greater downtown area.

The Project Site is currently developed with a 10-room motel with a manager’s unit and a 
surface parking lot containing 11 parking spaces, built in 1946. Under the current zoning 
designation of RC4(CW), the Central City West Specific Plan (CCWSP), adopted as 
Ordinance 166,703, effective April 3, 1991, would require this site to be developed as a mixed- 
use project, but prohibits hotel uses, thereby making the existing development a legal non
conforming use. Under the proposed zoning designation of RC5(CW), the CCWSP would also 
require this site to be developed as a mixed-use project, and permits hotel uses. Granting the 
Specific Plan Amendment to rezone the property from RC4(CW) to RC5(CW) would allow the 
existing non-conforming motel use to continue operating in its current location. While the motel 
could have expanded its non-conforming use via a Specific Plan Exception, the property 
owner has elected to fully redevelop the property in order to take advantage of the site’s
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existing development potential, while rebranding, and to implement a more efficient site and 
building layout with an updated architectural design. By replacing the existing 10-room motel 
with a 28-room boutique hotel, the Project will be better equipped to help achieve the goals of 
the Specific Plan, as outlined above.

Hotel and motel uses have the potential to support the employment emphasis in mixed-use 
areas to serve business activity and other related functions, without disrupting the balance of 
uses or character of such areas. Smaller hotels, specifically, can help support uses that occur 
in mixed-use areas and contribute to their economic vitality. The Metric Hotel, currently 
operating as Jerry’s Motel, is intended for budget travelers and therefore focuses on providing 
clean, affordable rooms within close proximity to Downtown Los Angeles. Allowing the existing 
motel operator to continue operating in this location will provide convenient, affordable, and 
high quality accommodations, in addition to a clean and safe lodging environment for tourists 
and visitors of area residents.

With the approval of the Specific Plan Amendment, the Project would allow the continued use 
of a neighborhood and regional serving use for a part of the City that functions as a portal to 
and from Downtown Los Angeles. According to the Applicant, many travelers who stay at 
Jerry’s Motel are often visiting the downtown core for business or leisure. The Central City 
West Specific Plan area is seen as the gateway into Downtown Los Angeles, and providing a 
higher density of affordable and well-designed accommodations to capture the visiting 
population spillover from Downtown will provide jobs as well as support for local business 
within the immediate area as well as the entire Downtown area.

In addition, the scale and massing of the Project is consistent with the surrounding area. In 
fact, the existing development, which consists of a two-story motel, that is one-story along the 
Lucas Avenue frontage is of a much smaller scale than the immediately adjacent 
developments, which consists of three-to six-story multifamily, mixed-use or institutional uses. 
The existing streetscape will be improved with a design that is comparable to those located 
Downtown. The Proposed Project includes sustainable design features in both construction 
and operation, in addition to a new contemporary architectural style with will update the look 
to the more modern style of the Miguel Contreras Learning Complex across the street. 
Furthermore, several pedestrian-oriented design elements have been incorporated, such as 
a transparent ground floor fagade, metal awnings providing shelter and shade, attractive 
landscaping and an open space setback from the front property line. The Project also includes 
a bicycle rental facility on the ground floor, available for use by patrons of the hotel as well as 
the general public. Not only will the hotel provide accommodations for visitors of those in the 
immediate area, but also an affordable option for tourists who cannot afford accommodations 
Downtown. By encouraging an active and safe pedestrian environment, and amenities that 
will allow better access to Downtown and surrounding areas, the Proposed Project will further 
contribute to a 24-hour community. In addition to the aesthetic considerations discussed 
above, the use will also continue to be compatible with the surrounding area as the site has 
historically been operating as a hotel since 1946 and vetted as being a good business 
operation for at least the past 20 years by the Senior Lead Officer for the Rampart LAPD 
Division. It should also be noted that the development across the street is currently split-zoned 
RC5(CW)-U/7.5 and R5(CW)-U/6 and is developed with the Miguel Contreras Learning 
Complex; therefore, changing the zone from RC4(CW) to RC5(CW) would not prove to be 
inconsistent with other zoning designations within the vicinity of the Project Site.

In the time that has lapsed since the adoption of the CCWSP in 1991, the public transportation 
system has improved, and the establishment of pedestrian and transit-oriented developments 
have become more common. The Specific Plan currently defaults to LAMC Section 12.21 A.4 
to identify parking requirements for hotel uses, which requires one parking space per guest 
room for the first 30 guest rooms. The Specific Plan Amendment proposes to establish the
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following hotel parking requirements for the CCWSP: 1 Space per 2 guest rooms (Rooms 1 - 
20) (0.5 spaces/guest room); 1 Space per 4 guest rooms (Rooms 21 - 40) (0.25 spaces/guest 
room); and 1 Space per 6 guest rooms (Rooms 41+) (.16 spaces/guest room), which results 
in 14 parking spaces, in lieu of the otherwise required 28 spaces for the hotel use. These 
parking requirements mirror those which are currently used in the Los Angeles Sports and 
Entertainment District (LASED) Specific Plan, a similarly transit rich area that is located within 
close proximity to major transit stops.

The proposed introduction of hotel parking requirements into the Specific Plan rather than 
defaulting to LAMC, is taking into consideration the increased popularity of current travel 
trends, which include ride-share programs such as Uber and Lyft. As mentioned, this 
geography is located within a Transit Priority Area, which is defined as an area within one-half 
mile of a major transit stop that is existing or planned; a site containing an existing rail transit 
station, a ferry terminal served by either a bus or rail transit service; or the intersection of two 
or more major bus routes with a frequency of service interval of 15 minutes or less during the 
morning and afternoon peak commute periods. The site is located within one mile of two 
Metro light rail stations: the 7th Street/Metro Center Station and the Pershing Square 
Station. Both are within a 15-20 minute walk, or accessible via Bus Lines16/316. The 
site is also generally served by Bus Lines 18, 720 and 14 all of which operate with a 
frequency of 15 minutes or less. The upper level of the 7th Street/Metro Center Station 
opened in February 1991. Both the lower level of the 7th Street/Metro Center Station 
and the Pershing Square Station opened in January 1993, following the adoption of 
the Specific Plan. In addition to the proliferation of public transportation serving the site, the 
Project also includes a bicycle rental facility on the ground floor of the hotel that will be 
available for patrons of the hotel as well as the general public.

Per the Mobility Plan, an oversupply of parking can undermine broader regional goals of 
creating vibrant public spaces and a robust multi-modal mobility system. An abundance of 
parking has the effect of incentivizing automobile trips and making alternative modes of 
transportation less attractive. Moreover, parking consumes a vast amount of space in the 
urban environment, land which could otherwise be put to any number of valuable alternative 
uses. Over-parking projects tends to detract from the neighborhoods’ visual quality, and 
discourage walking by increasing the distances between services and facilities. When 
planning for parking-related needs, it is important to consider ways of effectively managing 
parking demand. By having alternate modes of transit available for the hotel guests, the 
reliance on vehicles is not expected to be as common as it would have been when the Specific 
Plan was adopted 25 years ago, hence introducing a more transit-friendly parking 
requirements will be in line with good zoning practice.

The Specific Plan Amendment will enable the existing development to be upgraded in physical 
operation and architectural design, which will in turn enhance the surrounding area. The 
Project, at the recommended floor area, height, scale, design and layout, will not only provide 
a sense of place to the corner of as Lucas Avenue and Third Street, but also be a compatible 
addition to and provide jobs and economic development for the local neighborhood. 
Therefore, it can be found that the proposed Specific Plan Amendments will be consistent 
with public necessity, convenience, general welfare and good zoning practice.

7. Findings for Specific Plan Exception 11.5.7 F

Following is a delineation of the findings and the application of the relevant facts as related to 
the request to reduce the required northerly residential setback for the manager's unit to 5- 
feet in lieu of the required 8-feet.
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a) The strict application of the policies, standards and regulations of the specific plan 
to the subject property will result in practical difficulties or unnecessary hardships 
inconsistent with the general purpose and intent of the Plan.

The Proposed Project consists of the construction of a 28-room boutique hotel with a 
manager’s unit and ground floor retail for a bicycle rental facility. The Project contains a 
total floor area of 12,579 square feet on a Project Site that is 8,942.5 square feet in size. 
Section 6.F 4.b of the Specific Plan states that, for residential uses, the yard requirements 
of the R5 Zone, as specified in Section 12.12 of the LAMC, shall be provided and 
maintained at the floor level of the first story of a building used in whole or in part for 
residential purposes; and shall apply to all portions of buildings erected and used for 
residential purposes. For commercial uses, the yard and area regulations of the C2 Zone, 
as specified in Section 12.14 of the LAMC, shall apply to all portions of buildings erected 
and used for commercial purposes.

Section 6.G.2 of the Specific Plan states that floor area associated with a hotel, motel or 
apartment hotel use shall be counted as a commercial use; therefore, the portions of the 
building dedicated to the hotel use and the retail space are not required to provide any 
building setbacks. However, the manager’s unit, located on the fifth floor is considered a 
residential use and therefore, must comply with the residential setbacks of the R5 Zone. 
The R5 Zone requires a 10-foot front yard setback for key lots; a 5-foot side yard setback 
plus one-foot for each story over the second, which for a five-story building, requires 8- 
foot side yard setbacks; and a 15-foot rear yard setback plus one-foot for each story over 
the third, or 17-feet. As proposed, the Project provides a 10-foot front yard setback, 5-foot 
side yard setbacks and a 15-setback for the hotel and retail use, where no setbacks are 
required. The fifth floor of the hotel, which contains the manager’s unit and must comply 
with the R5 setbacks, provides a 10-foot front yard setback, a 5-foot northerly setback, a 
13-foot southerly side yard setback, and a 30-foot rear yard setback. The Project includes 
a Specific Plan Exception request to reduce the northerly required side yard setback for 
the manager’s unit from 8-feet to 5-feet.

The intent of the setback requirements in the Specific Plan is to ensure all properties enjoy 
adequate light, air and privacy. The distance from the shared property line to the nearest 
structure adjoining the property to the north ranges from 6- to 7-feet 6-inches, and the 
elevation that will face the proposed development currently contains very few windows, all 
of which are fairly small in size. In addition, the Project proposes projecting steel shadow 
box frames around the windows to further define the north and south facades and create 
visual interest and dimension, while also providing privacy. The setback of the existing 
two-story structure on the subject property is approximately 4-feet. The proposed 
setback of the new five-story structure will be 5-feet. It should be noted that the setback 
is only required for the fifth floor, containing the only residential unit on the property. 
The reduction of three-feet on one floor would not significantly alter the current 
conditions as related to existing light, air and privacy enjoyed by the owners of the 
neighboring property affected by the request setback reduction. The alternative to 
maintaining the existing setbacks would be to move the entire fifth floor of the structure 
or to reduce the size of the existing building footprint such that it complies with the 
required setbacks for the R5 Zone on the fifth floor only. Given that the request to 
provide a lesser northerly side yard setback would not create greater health and safety 
issues, or impacts to the enjoyment of the adjacent properties, it would be impractical 
to require the property owner to move or reduce the size of the structure. Therefore, it 
can be found that the strict application of the policies, standards and regulations of the 
specific plan to the subject property will result in practical difficulties or unnecessary 
hardships inconsistent with the general purpose and intent of the Plan.
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b) There are exceptional circumstances or conditions that are applicable to the subject 
property or to the intended use or development of the subject property that do not 
generally apply to other properties within the specific plan area.

It should be noted that all mixed-use projects located within C zoned lots in the Central 
City West Specific Plan (CCWSP) are able to utilize LAMC Section 12.22 A.18.(c)(3), 
which does not require any yards for residential portions of buildings on lots in the CR, C1, 
C1.5, C2, C4 and C5 zones, used for combined commercial and residential uses. 
However, because the RC Zone was created by the Specific Plan, this code section does 
not apply, and residential setbacks shall be provided and maintained at the floor level of 
the first story of a building used in whole or in part for residential purposes. A traditional 
mixed-use development would typically contain more than one residential unit. The 
manager’s unit is meant to be an ancillary use to the hotel, which per the Specific Plan, is 
considered a commercial use and would not otherwise have to adhere to the residential 
setbacks. Given the unique nature of the proposed use, it can be found that the strict 
application of these regulations do not generally apply to other properties within the 
Specific Plan.

c) The requested exception is necessary for the preservation and enjoyment of a 
substantial property right or use generally possessed by other property within the 
geographically specific plan in the same zone and vicinity but which, because of 
such special circumstances and practical difficulties or unnecessary hardships is 
denied to the property in question.

Commercial uses would not normally need to adhere to a setback requirement. The 
portion of the development that contains the residential unit is located on the southerly 
side of the hotel. The manager's unit is meant to be an ancillary use to the hotel, which 
per the Specific Plan, is considered a commercial use and would not otherwise have to 
adhere to the residential setbacks. The adjacent properties to the north each have lot 
widths of 86 to 90-feet while the subject site only has a lot width of 69-feet. While this 
meets the standard lot width requirements for both an R5 and a C2 zoned lot, the narrow 
width of the site makes it difficult to accommodate circulation, parking and layout of the 
interior of the hotel space. As mentioned previously, the building provides excess setback 
requirements for the southerly side and rear yards for the fifth floor. Given that the fifth 
floor is the only floor that requires the setback, the only feasible alternative would be to 
cut three-inches further into the hotel rooms, making them less habitable. As currently 
designed, the Project Site is not utilizing their maximum development potential. The 
Specific Plan encourages revitalizing existing and new commercial uses by conserving 
and strengthening viable commercial development. A minor reduction in the required 
setback along one elevation of the building, for one floor only, is considered minor in light 
of the economic stimulation this use will bring to the Central City West Specific Plan area. 
Therefore, it can be found that the requested exception is necessary for the preservation 
and enjoyment of a substantial property right generally possessed by other properties 
within the specific plan.

d) The granting of the exception will not be detrimental to the public welfare and 
injurious to property or improvements adjacent to or in the vicinity of the subject 
property.

The Proposed Project includes the redevelopment of the site from a 10-room motel with a 
manager’s unit to a 28-room boutique hotel with a manager’s unit and ground floor retail. 
While the project is requesting a 37.5% reduction in the required northerly setback, from 
8-feet to 5-feet, it should be noted that the southerly setback is 13-feet. The combined
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side yards comes to approximately 26% of the lot width, and is neither side yard less than 
10% of the lot width.

As mentioned previously, the intent of a setback requirement is to ensure all properties 
enjoy adequate light, air and privacy. The adjacent property to the north is developed 
with a three-story apartment building. Currently the elevation of this building that will be 
facing the Project contains minimal window openings, all of which are rather small, 
especially compared to the other two developments that are adjoining the subject property 
to the south and the west. In addition, the proposed southerly elevation of the hotel 
includes projecting steel shadow box frames around the windows to create visual interest 
and dimension as well as to provide additional privacy protection.

While the Project is permitted to develop an unlimited number of guest rooms, or a 
maximum of 44 residential units, the property owner has elected to increase the existing 
guest room density from 10 rooms to 28 rooms. Part of this choice is given the site size 
limitations as well as to ensure that the proposed building envelope is compatible with the 
existing development pattern of the surrounding neighborhood, which consists of three-to 
six story multifamily structures and educational institutions. In addition, the existing two- 
story motel will be redeveloped with a modern structure that will be more attractively 
designed and landscaped, thereby improving the existing streetscape and increasing the 
focus on pedestrian activity, and contributing to a livelier environment. Aside from added 
opportunities for accommodations for visitors and tourists in the area, the Project will also 
create jobs for and stimulate economic activity. Therefore, it can be found that the 
proposed reduction in the required northerly side yard setback from 8-feet to 5-feet on the 
fifth floor of the proposed building will not be detrimental to the public welfare or injurious 
to the properties adjacent to the subject property.

e) The granting of the exception is consistent with the principles, intent and goals of 
the specific plan and any applicable element of the general plan.

The Proposed Project consists of the construction of 28-room boutique hotel with a 
manager’s unit and ground floor retail. The Project is located within the Central Subarea 
of the Central City West Specific Plan, adopted as Ordinance 166,703, effective April 3, 
1991. The Proposed Project is consistent with the following Purposes of this Specific Plan:

Establish a complete 24-hour community for all segments of the population, with jobs 
and housing, needed public facilities, recreation/entertainment and amenities, open 
spaces and pedestrian oriented places;

B.

C. Regulate all development, including use, location, height and density to assure 
compatibility of uses, and to provide for the consideration of transportation and public 
facilities, aesthetics, historic preservation, open space and the economic and social 
well-being of area residents; Provide for an expanded and enhanced relationship to 
the Central Business District and the greater downtown area;

G. Provide for an improved jobs/housing ratio over that which would otherwise have 
occurred, through the requirement that housing be constructed commensurate with 
commercial Projects;

H. Create new mixed use residential/commercial land use categories, in order to locate 
housing closer to jobs, reduce vehicle miles travelled and improve air quality;
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R. Provide for more flexibility and precision in the regulation of the height and bulk of 
buildings.

The Plan promotes flexible development rights to ensure new development is compatible 
with the adjacent properties while considering aesthetics, and the economic and social 
well-being of area residents in relation to the greater downtown area. In addition, the Plan 
puts an emphasis on the importance of sustaining a 24-hour community that includes jobs, 
new mixed-use development and pedestrian-oriented places. The requested Specific Plan 
Exception to reduce the northerly required side yard setback for the manager’s unit from 
8-feet to 5-feet, provides an opportunity to maximize the development potential for the 
site. The combined setbacks provided accommodate approximately 67% of the lot 
frontage, which will provide future guests of the hotel with more usable space within their 
guest rooms, consistent with the principles of the Specific Plan. In addition, aside from the 
Exception request, the Project otherwise complies with the regulations of the Central City 
West Specific Plan.

There are eleven elements of the General Plan. Each of these elements establishes 
policies that provide for the regulatory environment in managing the City and for 
addressing environmental concerns and problems. The majority of the policies derived 
from these Elements are in the form of Code requirements of Los Angeles Municipal Code. 
The General Plan Framework Element establishes the broad overall policy and direction 
for the General Plan. The General Plan Land Use Element divides the City into 35 
Community Plan areas. The subject property is within the Westlake Community Plan, 
which designates the site for Mixed Use Commercial - Residential land uses with 
corresponding zones of RC4, RC5, RAS3, RAS4. The Project Site is currently zoned 
RC4(CW)-U/3 and requests to be rezoned to RC5(CW)-U/3, which is consistent with the 
underlying land use designation. The Project, as a mixed-use development, advances a 
number of objectives and policies contained in the Westlake Community Plan. These 
include:

Commercial Land Uses

Objective 1: To conserve and strengthen viable commercial development in the 
community and to provide additional opportunities for new commercial development and 
services.

Policy 1. That commercial facilities be located on existing traffic arteries and 
commercial corridors.

Policy 7. That new commercial development be oriented so as to facilitate 
pedestrian access by locating parking to the rear of structures.

Policy 8. That adequate parking be provided for all types of retail and office 
commercial development, and that all parking areas adjacent to residential lands 
be appropriately buffered by a wall and/or landscaped setback.

The Project is consistent with the Westlake Community Plan in that is maximizing the 
development potential of the site by redeveloping the 10-room motel to accommodate a 
28-room boutique hotel with ground floor retail. It preserves a historic motel use that has 
proven to be an asset to the community, while allowing the use and building to be 
redeveloped with new construction that lends itself to a more modern design. The Project 
aiso remains sensitive to pedestrian-oriented development by providing an open space 
setback, ground floor building transparent, and attractive building design and landscaping 
to improve the pedestrian experience in the area, especially considering the number of
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educational institutions within the area. In addition the ground floor retail use will provide 
a bicycle rental facility that will also encourage the use of alternate modes of transportation 
not only for the hotel guests, but also the general public. By utilizing a greater density on 
site, it also increases opportunities for visitors and tourists to contribute to the local 
economy.

8. Findings for a Zoning Administrator’s Adjustment 12.28

Following is a delineation of the findings and the application of the relevant facts as related to 
the request to permit a loading space height of 11-feet 2-inches in lieu of the minimum height 
of 14-feet, as required per LAMC Section 12.21 C.6.(b).

a) That while site characteristics or existing improvements make strict adherence to 
the zoning regulations impractical or infeasible, the project nonetheless conforms 
with the intent of those regulations.

The intent of the loading space height requirements is to ensure that businesses provide 
adequate loading areas to accommodate for deliveries to the Project Site while ensuring 
that the surrounding area will not be impacted by frequent on-street delivery parking. This 
regulation, however, is applied on a city wide basis and is designed to accommodate larger 
size truck deliveries. More specifically, this requirement is intended to accommodate larger 
scale projects, which, as far as hotels are concerned, often times include banquet facilities, 
bars, restaurants, in-room food and beverage service and out-sourced laundry processing.

The Proposed Project includes the construction of a new 28-room boutique hotel and a 
manager’s unit with ground floor retail, where a 10-room motel with a manager’s unit is 
currently operating. The proposed hotel does not include amenities such as a conference room 
or banquet facilities, or include any room service that would require deliveries made by large 
trucks. In addition, all laundry will be processed on-site and the majority of supplies will be 
transported via personal vehicles. To ensure that the hotel will operate as proposed, these 
operational conditions have been included as Conditions of Approval to ensure that the need 
for a clearance height of 14-feet will not be required. By providing a loading space with a 
reduced clearance height, the Project still meets the intent of the regulation, which is to provide 
an adequate loading area on-site.

b) The project’s location, size, height, operations and other significant features will be 
compatible with and will not adversely affect or further degrade adjacent properties, 
the surrounding neighborhood, or the public health, welfare, and safety.

The subject property consists of two contiguously own interior lots on a relatively flat parcel 
of land, with approximately 69 feet of frontage along Lucas Avenue and a depth of 
approximately 128 feet, for a total lot size of 8,942.5 square feet. The Project Site is within 
the RC4(CW)-U/3 Zone, and requests a Specific Plan Amendment to change to the 
RC5(CW)-U/3 Zone, an unlimited building height, and a maximum Floor Area Ratio (FAR) 
of 3:1. The zoning as designated by the Central City West Specific Plan permits one 
dwelling unit for every 200 square feet of lot area, yielding a total of 44 dwelling units on 
the site, and an unlimited density for guest rooms. The project proposes a total of 28 guest 
rooms, and one manager’s unit, a building height of 57-feet and 12,579 square feet of 
gross building area, or 1.8:1 FAR. The Project includes the demolition of an existing two- 
story 10-room motel with a manager’s unit, and the construction, use and maintenance of a 
new five-story, 28-room motel with a manager's unit and ground floor retail. The existing hotel 
has been in continuous operation since 1947, and under the same ownership since 1976. 
According to the Rampart Division Senior Lead Officer, the hotel has had zero calls for service 
in the last 20 years, and continues to be a good operator. The new hotel will be operated by
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the same family and is expected to continue to operate without issue. The fact that the Project 
proposes to continue an existing use supports the finding that the Projects’ location and 
operations will continue to be compatible with the existing neighborhood. By utilizing the 
property’s development rights to a greater number of guest rooms, the proposed use would 
also be contributing to the economy by attracting visitors and tourists to the area that will in 
turn support local businesses.

The surrounding area is currently developed with multi-story residential, commercial and 
institutional uses. More specifically, the adjoining property the north is developed with a 
three-story apartment building, with three-to four-story multifamily residential buildings 
beyond. The adjoining property to the south is developed with a three-story mixed-use 
building containing ground floor retail with two-stories of multifamily residential uses 
above; and the adjoining property to the west is developed with a six-story multifamily 
residential building. The existing development is currently underutilizing the development 
potential of the site, and is significantly smaller in scale than the surrounding 
developments. The proposed five-story hotel will act as a transition buffer between the 
varying densities surrounding the Project Site, and overall with be more visually 
compatible with the existing development patterns of the neighborhood. If the Project were 
to provide the adequate clearance height for a business that does not necessarily need to 
utilize it, it would be required to increase the overall building height by increasing the height 
of the first floor that will impact the pedestrian scale to the street. Therefore, it can be 
found that the proposed size, height and other significant features will also be compatible 
with the surrounding area.

c) The project substantially conforms with the purpose, intent and provisions of the 
General Plan, the applicable community plan, and any applicable specific plan.

The Proposed Project includes the construction, use and maintenance of a new five-story, 28- 
room boutique hotel with a manager’s unit and ground floor retail containing a bicycle rental 
facility and 12 surface parking spaces. The Project Site consists of two contiguous lots located 
on the westerly side of Lucas Avenue, between 3rd Street to the south and Miramar Street to 
the north, and currently developed with a 10-room motel with a manager’s unit and 11 surface 
parking spaces. As discussed in previous findings, the Project is consistent with the General 
Plan Framework Element, Mobility Element, and Land Use Element and the Health and 
Wellness Element of the General Plan. The Westlake Community Plan was adopted by City 
Council on September 16, 1997. The Project, as a mixed-use development, advances a 
number of objectives and policies contained in the Westlake Community Plan. These 
include:

Commercial Land Uses

Objective 1: To conserve and strengthen viable commercial development in the 
community and to provide additional opportunities for new commercial development and 
services.

Policy 1. That commercial facilities be located on existing traffic arteries and 
commercial corridors.

Policy 7. That new commercial development be oriented so as to facilitate 
pedestrian access by locating parking to the rear of structures.

Policy 8. That adequate parking be provided for all types of retail and office 
commercial development, and that all parking areas adjacent to residential lands 
be appropriately buffered by a wall and/or landscaped setback.
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The Westlake Community Plan designates the site for Highway Oriented Commercial and 
High-Medium Residential land uses. As part of the adoption of the Specific Plan, which 
created its own zoning designations, the General Plan was also amended accordingly, 
such that all properties within the boundaries of the Specific Plan would be consistent with 
the General Plan. Therefore, the proposed use is compatible with the intended use of the 
Plan. The Project is consistent with the Westlake Community Plan in that is maximizing 
the development potential of the site by redeveloping the 10-room motel to accommodate 
a 28-room boutique hotel with ground floor retail. In addition, it will preserve a historic 
motel use that has proven to be an asset to the community, while allowing the use and 
building to be redeveloped with new construction that lends itself to a more modern design. 
The project also remains sensitive to pedestrian-oriented development by providing an 
open space setback, ground floor building transparent, and attractive building design and 
landscaping to improve the pedestrian experience in the area, especially considering the 
number of educational institutions within the area. In addition the ground floor retail use 
will provide a bicycle rental facility that will also encourage the use of alternate modes of 
transportation not only for the hotel guests, but also the general public. By utilizing a 
greater density on site, it also increases opportunities for visitors and tourists to contribute 
to the local economy.

Also discussed in previous findings, the Proposed Project is consistent with the following 
Purposes of this Central City West Specific Plan:

D. Establish a complete 24-hour community for all segments of the population, with jobs 
and housing, needed public facilities, recreation/entertainment and amenities, open 
spaces and pedestrian oriented places;

Regulate all development, including use, location, height and density to assure 
compatibility of uses, and to provide for the consideration of transportation and public 
facilities, aesthetics, historic preservation, open space and the economic and social 
well-being of area residents; Provide for an expanded and enhanced relationship to 
the Central Business District and the greater downtown area;

E.

G. Provide for an improved jobs/housing ratio over that which would otherwise have 
occurred, through the requirement that housing be constructed commensurate with 
commercial Projects;

Create new mixed use residential/commercial land use categories, in order to locate 
housing closer to jobs, reduce vehicle miles travelled and improve air quality;

H.

R. Provide for more flexibility and precision in the regulation of the height and bulk of 
buildings.

The Plan promotes flexible development rights to ensure new development is compatible 
with the adjacent properties while considering aesthetics, and the economic and social 
well-being of area residents in relation to the greater downtown area. In addition, the Plan 
puts an emphasis on the importance of sustaining a 24-hour community that includes jobs, 
new mixed-use development and pedestrian-oriented places.

9. Findings for Project Permit Compliance 11.5.7 C

Following is a delineation of the findings and the application of the relevant facts as related to 
the request to allow the construction, use and maintenance of a new, five-story, 28-room 
boutique hotel with one (1) manager’s unit; and 168 square foot ground floor retail space
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within the Central Subarea of the City West Specific Plan (CCWSP). The following findings 
are made based on the assumption that the request for a Specific Plan Amendment to change 
the zone from RC4(CW) to RC5(CW) will be granted.

The project substantially complies with the applicable regulations, findings, standards, 
and provisions of the specific plan.

a) Floor Area. The RC5(CW)-U/3 Category is limited to a Floor Area Ratio (FAR) of 3:1 per 
Section 6.C of the Specific Plan. The Project will result in a total floor area of 12,579 square 
feet on the subject site, which has a total buildable area of 6,928 square feet, thereby 
resulting in a 1.41 FAR. Therefore, the Project complies with Section 6.C of the Specific 
Plan.

b) Permitted Uses. Section 6.F 4.a of the Specific Plan states that any use permitted in the 
R5 and C2 Zones as set forth in Section 12.12 and 12.14 of the LAMC shall be permitted, 
provided that all activities, including storage, are conducted wholly within an enclosed 
building, shall apply to all lots in the RC5(CW) Category within the Specific Plan area; that 
any Project constructed on a lot within the RC5(CW) Category shall be Mixed Use; and 
notwithstanding the provisions of Section 12.21 pf the LAMC to the contrary, hotels shall 
be permitted within the RC5(CW) Category. LAMC Section 12.12 (R5 Multiple Dwelling 
Zone) permits multi-family residential uses with a base density of one unit per 200 square 
feet of lot area, and no density limitation on guest rooms. LAMC Section 12.14 (C2 
Commercial Uses) permits any commercial uses allowed in the C2 Zone.

The Project Site is 8,942.5 square feet in size, which permits a maximum of 44 residential 
units, by-right. The Project proposes 28 guest rooms with one residential unit to 
accommodate the manager’s unit, a 168 square foot ground floor retail space in 
conjunction with the construction of the new hotel. Therefore, the Project complies with 
Section 6.F 4.a of the Specific Plan.

c) Area Regulations. Section 6.F 4.b of the Specific Plan states that, for residential uses, 
the yard requirements of the R5 Zone, as specified in Section 12.12 of the LAMC, shall be 
provided and maintained at the floor level of the first story of a building used in whole or 
in part for residential purposes; and shall apply to all portions of buildings erected and 
used for residential purposes. For commercial uses, the yard and area regulations of the 
C2 Zone, as specified in Section 12.14 of the LAMC, shall apply to all portions of buildings 
erected and used for commercial purposes.

Section 6.G.2 of the Specific Plan states that floor area associated with a hotel, motel or 
apartment hotel use shall be counted as a commercial use; therefore, the portions of the 
building dedicated to the hotel use and the retail space are not required to provide any 
building setbacks. However, the manager’s unit, located on the fifth floor is considered a 
residential use and therefore, must comply with the residential setbacks of the R5 Zone. 
The R5 Zone requires a 10-foot front yard setback for key lots; a 5-foot side yard setback 
plus one-foot for each story over the second, which for a five-story building, requires 8- 
foot side yard setbacks; and a 15-foot rear yard setback plus one-foot for each story over 
the third, or 17-feet. As proposed, the Project provides a 10-foot front yard setback, 5-foot 
side yard setbacks and a 30-foot rear yard-setback for the hotel and retail use, where no 
setbacks are required. The fifth floor of the hotel, which contains the manager’s unit and 
must comply with the R5 setbacks, provide a 10-foot front yard setback, a 5-foot northerly 
setback, a 13-foot southerly side yard setback, and a 30-foot rear yard setback.

The Project includes a Specific Plan Exception request to reduce the northerly required 
side yard setback for the manager’s unit from 8-feet to 5-feet. Findings for the Exception
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have been provided above. In conjunction with the Specific Plan Exception, the Project 
substantially complies with Section 6.F.4.b of the Specific Plan.

d) Building Height. Section 8.A.3 of the Specific Plan states that buildings or structures 
located on a lot with a "U" height designation between the centerline of Bixel Street on the 
east and the centerline of Witmer Street/Hartford Avenue/Blaine Street on the west shall 
not exceed a maximum height of 1,218 feet above mean sea level. In addition, Section 
8.A.6 of the Specific Plan states that no portion of a building or structure on a lot located 
within 0 to 49 feet from a lot in the R4(CW) or RC4(CW) Land Use Category shall exceed 
100-feet in height. The Project proposes a building height of 57-feet, which equates to an 
elevation height of 156-feet 6-inches. Therefore, the Project compliances with section 
8.A.3 of the Specific Plan.

e) Shade/Shadow. Section 8.A.5 states that buildings or structures located on a lot in the 
RC5(CW) Land Use Category shall not cast shadows on a lot located in the R4(CW) or 
RC4(CW) Land Use Category for more than two (2) hours each day between the hours of 
9.am. and 3 p.m. on the Winter Solstice, and 9 a.m. and 5 p.m. on the Summer Solstice. 
The Project Site is surrounded by R4(CW) zoned lots to the north and RC4(CW) zoned to 
the west and south. The Project area is developed with multifamily residential, commercial 
and institutional uses that range from two to five stories in height. The proposed five-story, 
28-room boutique hotel and ground floor retail will be taller than the adjoining properties 
to the north and south, but comparable in height to the building to the west, which is also 
five stories. There are existing apartment buildings to the north and west of the Project 
Site; the property to the south has ground floor retail uses with residential above and the 
property to the east is separated from the Project Site by Lucas Avenue. As is summarized 
in the Mitigated Negative Declaration (ENV-2014-4888-MND), the Applicant provided a 
shade/shadow analysis, prepared by Aaron Neubert Architects and included in Exhibit A, 
which demonstrated that the Proposed Project would not cast shadows which affect 
shade-sensitive uses, which include routinely useable outdoor spaces associated with 
residential, recreational or institutional land uses; and commercial uses such as 
pedestrian-oriented outdoor spaces or restaurants with outdoor eating areas, for more 
than two (2) consecutive hours between 9:00 a.m. and 3:00 p.m. on Winter Solstice, and 
9 a.m. and 5 p.m. on Summer Solstice. It should be noted that while there are areas which 
are shaded during these times, they do not contain routinely usable open space, or 
pedestrian-oriented outdoor spaces. The building to the west of the Project Site is nearly 
built to the property line, and therefore does not include any outdoor residential or 
commercial spaces; the apartment building to the east is separated from the Project Site 
by a parking lot; the apartment buildings to the east and west are separated from the 
Project Site by walkways, the former leading to a surface parking lot to the rear. Therefore, 
the Project complies with Section 8.A 5 of the Specific Plan.

f) Open Space Setbacks. Section 8.C.1 states that a minimum 10-foot Open Space 
Setback shall be provided on all lots used for commercial purposes along any lot line which 
is coterminous with Lucas Avenue. As shown in Exhibit A, the Project provides a 10-foot 
Open Space Setback along the Lucas Avenue frontage. Therefore, the Project complies 
with Section 8.C.1 of the Specific Plan.

g) Open Space and Landscaping. Section 8.D.1 states that commercial, industrial and 
mixed-use projects shall include Open Space on the Project lot or lots and shall 
substantially conform to the Urban Design Guidelines contained in Appendix D of the 
Specific Plan.
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Subsection C of Appendix D requires that all multiple-family residential projects 
shall meet on-site per dwelling unit open space. However, the Project includes only 
one residential units. Therefore this Section of the Specific Plan does not apply.

Subsection C.2 of Appendix D requires that one tree shall be provided on-site for 
every dwelling unit, each of which shall be a minimum of 12 feet in height and three 
inches in caliper at the time of planting. As shown on the Landscape Plan in Exhibit 
A, the Project proposes three (3) 24-inch box canopy shade trees. In addition, a 
Condition of Approval has been included to ensure that the trees proposed meet 
the height and caliper requirements of the Specific Plan. Therefore, as proposed 
and conditioned, the Project complies with Section C.2 of Appendix D.

Subsections C.3 and C.4 of Appendix D requires all open areas not used for 
building driveways, parking areas, recreational facilities or walks shall be 
attractively landscaped and maintained, and that all landscaped area be 
maintained with an automatic irrigation system, respectively. As shown on the 
Landscape Plan in Exhibit A, all such areas are adequately landscaped. However, 
the plan does not indicate how the landscaping will be irrigated. As such, as 
Condition of Approval has been included to ensure that all landscaped areas will 
be properly landscaped, irrigated and maintained. Therefore as proposed and 
conditioned, the Project complies with Sections C.3 and C.4 of Appendix D.

h) Transportation Impact Mitigation Fee. Section 9.C states that all Projects within the 
Specific Plan area shall pay a Central City West Transportation Impact Mitigation Fee. 
Section 9.C.2 further states that the floor area or residential density of a Project devoted 
to a residential portion of Mixed Use projects, and a maximum of 40,000 square feet of 
Neighborhood Service use floor area per Project shall be exempt from payment of the 
Transportation Fee. A Neighborhood Service use, as defined by the Specific Plan, is a 
service used by local residents and local employees on a regular basis as determined by 
the Director of Planning. The Proposed Project includes a five-story, 28-room boutique 
hotel with one (1) manager’s unit and a 168 square foot ground floor retail space that will 
function as a commercially operated attended bicycle facility. The boutique hotel is small 
in scale, providing basic accommodations without amenities that are typical of large scale 
commercial resort hotels, such as a pool, restaurant, banquet hall or conference rooms 
that would otherwise attract a region-wide customer base. The hotel will provide 
accommodations for visitors of, and jobs for, local residents of the community. The 
proposed ground floor retail use will similarly providing a neighborhood service by offering 
bicycle rentals for local residents and employees on a daily basis. Therefore, given that 
the Project contains residential and neighborhood serving uses, Section 9.C of the 
Specific Plan does not apply.

i) Parking. Section 10.B of the Specific Plan states that off-street parking requirements for 
all uses other than office use shall be as specified in Section 12.21 A.4 of the LAMC. The 
LAMC currently requires one parking space per guest room for the first 30 guest rooms, 
and two parking spaces for a single-family dwelling, or a unit with three or more habitable 
rooms. Part of the Project request includes a Specific Plan Amendment to establish hotel 
parking requirements for the Plan as follows: 1 Space per 2 guest rooms (Rooms 1 - 20) 
(0.5 spaces/guest room); 1 Space per 4 guest rooms (Rooms 21 - 40) (0.25 spaces/guest 
room); and 1 Space per 6 guest rooms (Rooms 41+) (.16 spaces/guest room). Based on 
this proposal, a total of 12 parking spaces would be required for the hotel use; and two (2) 
spaces for the manager’s unit. Pursuant to LAMC Section 12.21 A.4, new auto parking 
spaces required by the Code may be replaced by bicycle parking at a ratio of one auto 
parking space for every four bicycle parking spaces provided, not to exceed 20 percent of 
required auto parking for non-residential uses at the site. Pursuant to 12.21 A. 16.(a)(2),
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one short- and long-term bicycle parking space is required for every 20 guest rooms in a 
hotel, with a minimum of two. The Project is therefore required to provide two (2) short
term and two (2) long-term bicycle parking spaces on-site. The Project proposes to provide 
four (4) short-term and four (4) long-term bicycle parking spaces. The Project proposes to 
substitute two (2) of the 12 required auto spaces for the hotel use with bicycle parking. 
Therefore, in conjunction with the Specific Plan Amendment, the Project substantially 
complies with Section 10.B of the Specific Plan.

CEQA Findings

A Mitigated Negative Declaration (ENV-2014-4888-MND) and corresponding Mitigation 
Monitoring Program (MMP) were prepared for the Proposed Project. The Mitigation Monitoring 
Program (MMP) is a document that is separate from the MND and is prepared and adopted as 
part of the Project’s approval. Section 21081.6 of the Public Resources Code requires a Lead 
Agency to adopt a “reporting or monitoring program for the changes made to the Project or 
conditions of project approval, adopted in order to mitigate or avoid significant effects on the 
environment.” The MND was circulated for public review on February 25, 2015 through March 29, 
2015. The Planning Department received one comment letter, which addresses issues related to 
the site’s location within a methane zone, public safety with regard to fire protection services, 
watershed quality and water resources and the City’s General Plan policies related to 
infrastructure monitoring and circulation. Below are staff responses to the comment letter:

• As defined in Ordinance No. 175,790 and LAMC Section 91.7102, prior to the issuance of 
a building permit, the applicant is required to hire an engineer to analyze the Project Site 
within a methane zone and implement the engineer’s design recommendations subject to 
DOGGR, LADBS, and LAFD plan review and approval. The Project is also subject to the 
LADBS, LAFD, and DOT’S review for compliance with fire, infrastructure, and safety 
requirements including emergency access, pedestrian safety, and the availability of 
personnel and equipment.

• The City’s population, infrastructure and service capacities to accommodate the Proposed 
Project are addressed in the published MND in Sections X Land Use Planning, XII 
Population and Housing, XIV Public Services, XV recreation, XVI Transportation/Traffic, 
and XVII Utilities and Service Systems. As such, the Project’s environmental impacts have 
been analyzed in the MND and addressed through existing regulations. With mitigation, 
the Project would have less-than-significant impacts.

• The applicant is required to submit a Low Impact Development Plan and/or Standard 
Urban Stormwater Mitigation Plan (LID/SUSMP) to the City of Los Angeles Bureau of 
Sanitation Watershed Protection Division, which addresses the watershed and pollution 
control. Water supply and drought are addressed through compliance with the LA Green 
Building Code and the Water Management Ordinance No. 170,978, which would reduce 
the Project’s water use and impose water conservation measures.

• The City Council recently adopted the Mobility Plan 2035 on August 11, 2013, which is 
the City of Los Angeles’ Circulation Element of the General Plan, providing the policy 
foundation and goals for achieving a transportation system that balances the needs of all 
road used. The Mobility Plan also incorporates complete street principles and policy 
foundation, as required by AB 1358, adopted by the California State Legislature.

The concerns expressed in the comment letter are further addressed in the Initial Study and 
Mitigated Negative Declaration (ENV-2014-4888-MND). Any impacts identified by the Initial 
Study would be mitigated to less-than-significant levels through the implementation of
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mitigation measures, which are imposed as Conditions of Approval, and existing Regulatory 
Compliance Measures (RCMs).

The Mitigation Monitoring Program (MMP) is a document that is separate from the MND and 
is prepared and adopted as part of the Project’s approval. Section 21081.6 of the Public 
Resources Code requires a Lead Agency to adopt a “reporting or monitoring program for the 
changes made to the Project or conditions of project approval, adopted in order to mitigate or 
avoid significant effects on the environment." In addition to the mitigation measures required 
of the Project and any Proposed Project design features, the applicant is required to adhere 
to applicable RCMs required by law.

On the basis of the whole of the record before the lead agency including any comments 
received, the lead agency finds that, with imposition of the mitigation measures described in 
the MND, there is no substantial evidence that the Proposed Project will have a significant 
effect on the environment. The attached Mitigated Negative Declaration reflects the lead 
agency's independent judgment and analysis. The records upon which this decision is based 
are with the Environmental Review Section of the Planning Department in Room 750, 200 
North Spring Street.
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PUBLIC HEARING AND COMMUNICATIONS

The Public Hearing on this matter was held at Los Angeles City Hall, 200 North Spring Street, 
10th Floor, Room 1020, Los Angeles, CA 90012 on Monday, July 11, 2016.

Summary of Public Hearing and Communications

Present: two (2) people signed in at the hearing.1.

Public Speakers: two (2) people spoke at the hearing, not inclusive of the applicant team.2.

The applicant and applicant’s representative spoke at the hearing and described the 
project design and entitlement requests.

3.

4. Public Hearing Testimony

Speaker Comments Supporting the Project

Amanda Serrano, of the Rampart Division of the LAPD, shared that Jerry’s Motel has had 
zero calls for service in the 20 years she has been the Senior Lead; that they have always 
been a positive member of the community and the youth of the surrounding schools; and 
that allowing an upgrade will be beneficial to the community.

Alycia Witzling, of the Chamber of Commerce, also expressed support for the project, 
stating that it will create job, revitalize the area and contribute to the local economy. She 
also vouched for the business operators as good neighbors and highlighted the fact that 
because this area has been historically undeserved, adding to the tourist population will 
contribute to local businesses.

There were no speaker comments in opposition to the Project.

Seven (7) letters were received in support of the project from the following individuals:

Barbara Thomson, owner of a property located within a 500-foot radius of Jerry’s Motel
Patti MacJennett, Senior VP Business Affairs, Los Angeles Tourism & Convention Board
Luz Arango, owner of Lupitas Market located on 3rd Street
Vasantha Chakkungathodiyil, neighboring resident on Lucas Avenue
Jennifer Virgen, President of the Westlake North Neighborhood Council
Gary Toebben, President & CEO of the Los Angeles Area Chamber of Commerce
Brian Pratt, Captain and Commanding Officer of the Rampart Area LAPD

Major points in support of the request included statements regarding the fact that the 
Proposed Project will provide not only provide affordable hotel options but will also revitalize 
and improve the image of the existing neighborhood, which has not seen any new 
development in over a decade. Several community stakeholders vouched for the reputation 
of business/property owners as good operators of a clean, safe, budget motel who have 
historically hired locally, further reinforcing the fact that the Proposed Project will provide 
additional job opportunities. It was also acknowledged that providing more hotel rooms help 
support local businesses in the area as well as triple the transient occupancy tax collected by 
the City of Los Angeles.
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LAPD submitted the following comments:

• On April 8, 2015, Brian Pratt, Captain and Commanding Officer of the Rampart Area 
LAPD, submitted a letter in support of the project, as listed above, and set on the record 
that the proposed use has had zero calls for service, crimes or complaints in the last 12 
months, and believe that the owners will operate the new hotel with the same standards.

• On July 13, 2016, Amanda Serrano, Senior Lead Officer of the LAPD Rampart Division, 
submitted an email suggesting that the hotel have an after-hours access control gate that 
would allow the manager to secure the parking area after hours as there is a high number 
of burglary and thefts from motor vehicles in the Rampart Area.
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PROJECT DATAPROJECT SUMMARY
285 LUCAS AVENUE. LOS ANGFLES, CA 90026PROJECT ADDRESS:LOT SIZE/AREA: 8,942.5 SF

MEW COMMERCIAL BUILDilMG - HOTELPROJECT DESCRIPTION:
FAR CALCULATION:

TRACT: NORTHERLY PORTION OF SATTER TRACT 
BLOCK: I 
LOT FR1

LEGAL DESCRIPTION:
TOTAL BUILDING SFRATIO LOT COVERAGEGROSS LOT AREA NET LOT AREA ALLOWED AREA

ARB (LOT CUT REFERENCE!: 1 
MAP REFERENCE: DM 569-52
PARCEL ID NUMBER (PIN): 133-5A207 285 
ASSESSOR PARCEL NUMBER (APN!: 5153028002

12.579 SF (GROSS)8.942.5 SF 3:1 RC5-ICW) 20,784 SF 3.787 (PLOTPLAN)6.928 SF

PARKING:
3RD STREETABUTTING STREETS:NUMBER OF GUEST ROOMS = 28 GUEST ROOMS 

NUMBER OF RESIDENTIAL UNITS = 1 UNIT WESTLAKEJURISDICTION: COMMUNITY PLAN AREA:
AREA PLANNING COMMISION: CENTRAL
NEIGHBORHOOD COUNCIL WESTLAKE NORTHCAR PARKING REQUIRED

GUESTROOM UNITS (1-20) 
GUEST ROOM UNITS (21-40) 

RESIDENTIAL UNIT 
BICYCLE ORDINANCE REDUCTION 

TOTAL SPACES REQUIRED

10 PARKING SPACES 
2 PARKING SPACES 
2 PARKING SPACES 
-2 PARKING SPACES 

12 PARKING SPACES

,;.5 PARKING PER GUEST ROOM: 1-20 ROOMS) 20 UNITS X .5 PARKING SPACE- 

1.25 PARKING PEP GUEST ROOM: 21-40 ROOMSi 8 UNITS X .25 PARKING SPACE-
RC5-CWZONING:

VERY HIGH FIRE ZONE: NO(2 PARKING PER RESIDENTIAL UNIT EVERY I 000 SF) 1 UNIT X 2 PARKING SPACE. 

i-1 CAR PARKING SPACE FOR EVERY 4 BICYCLE SPACES PROVIDED) 8 BICYCLES.

CAR PARKING PROVIDED
7 PARKING SPACES 
4 PARKING SPACES 

1 PARKING SPACE 
12 PARKING SPACES

7 SiANUARD =
STANDARD AND COMPACT PARKING

1 COMPACT .

ADA VAN ACCESSIBLE PARKING 
TOTAL CAR PARKING PROVIDED

■ ADA VAN ACCESSIBLE

2 PARKING SPACESELECTRIC VEHICLE PARKING REQUIRED 
ELECTRIC VEHICLE PARKING PROVIDED

ELECTRIC VEHICLE CHARGE 
ELECTRIC VEHICLE READY 

TOTAL EV PARKING PROVIDED

(20 A ELECTRIC VEHICLE READY SPACES) =

1 PARKING SPACE
1 PARKING SPACES
2 PARKING SPACES

EV CHARGE.

EV READY -

BIKE PARKING PROVIDED
TOTAL LONG TERM BIKE PARKING - 

TOTAL SHORT TERM BIKE PARKING 

TOTAL BIKE PARKING =

4 LONG TERM BIKE PARKING 
4 SHORT TERM BIKE PARKING 

8 BIKE PARKING SPACES

(1 LONG TERM BIKE PARKING FOR EVERY 2C GUEST ROOMS)

11 SHORT TERM BIKE PARKING FDR EVERY 20 GUEST ROOMSi

BUILDING HEIGHT (P) 57 -0” TO 
TOP OF PARAPET

REQUIRED FRONT YARD SETBACK 10 -0" FRONT YARD SETBACK ON LUCAS AVENUE AND 5’-0' SIDEWALK DEDICATION

LANDSCAPED AREAS: LANDSCAPE 02 LANDSCAPE 03 TOTALLANDSCAPE 01

438 SF 481 SF 42 SF 961 SF
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285 S. LUCAS AVENUE 
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EXHIBIT B2
RADIUS MAP
CPC-2015-851-SP-SPE-ZAA-SPP

*0

AC.D. 13 
C.T. 2083.02 
P.A. WESTLAKE 
N.C. WESTLAKE NORTHSPECIFIC PLAN AMENDMENT

0.21 NET AC.

CASE NO.:SITE LOCATION:
285 S. LUCAS AVENUE 
LOS ANGELES CA 90D2BRADIUS MAPS ETC DATE:

SCALE:
USES:
D.M.: 133.5 A 207,133.5 A 206 
T.B. PAGE: 634 GRID: D-3 

5153-028-002

12-08-2014 
1" - 100' 

FIELD
3544 PORTOLA AVENUE 
LOS ANGELES CA 90032 
OFF/FAX (323) 221-4555 
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LEGAL DESCRIPTION:
N'LY 69 FT. OF LOTS 1 & 2, BLOCK 1, 
NORTHERLY PORTION OF THE SATTER 
TRACT, D.M. 568-52. APN:
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Central City West Specific Plan 

EXHIBIT B3
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EXHIBIT Cl
CITY OF LOS ANGELES 

OFFICE OF THE CITY CLERK 
ROOM 395, CITY HALL 

LOS ANGELES, CALIFORNIA 90012 
CALIFORNIA ENVIRONMENTAL QUALITY ACT 

PROPOSED MITIGATED NEGATIVE DECLARATION

MITIGATED NEGATIVE DECLARATION 
CPC-2015-851-SP-SPE-ZAA-SPP

LEAD CITY AGENCY
City of Los Angeles

COUNCIL DISTRICT
CD 13 - MITCH O'FARRELL

PROJECT TITLE 
EN V-2014-4888-M ND

CASE NO.
CPC-2015-851-SP-SPP

PROJECT LOCATION
285 LUCAS AVE

PROJECT DESCRIPTION
The project site is currently zoned RC4(CW)-U/3 and designated for Highway Oriented Commercial - High Medium Residential uses 
by the Westlake Community Plan. The Applicant proposes to demolish an existing two-story, 10-unit motel with one (1) manager’s 
unit and construct a new, five-story, 28-room hotel with one (1) manager's unit, 150 square foot ground floor retail space and a surface 
parking lot containing 24 vehicle parking spaces. The building will be 60-feet in height, with a floor area totaling 10,578 square feet on ! 
a lot that is 8,942.5 square feet in size, resulting in a 1.18 Floor Area Ratio (FAR). Less than 1,000 cubic yards of grading is proposed. 
The subject property currently contains three (3) Cycas Revoluta (sago palms) which will be removed as part of the site clearing.

The Applicant requests the following discretionary approvals: Specific Plan Amendment to modify parking requirements for hotel uses 
and to change the Specific Plan zoning of the subject property from RC4(CW) to RC5(CW) in order to redevelop the property and 
continue the grandfathered hotel use, which is no longer permitted in the RC4(CW) Zone; and Project Permit Compliance to permit 
the demolition of the existing 10-room hotel and the construction of a new mixed-use project within the Central City West Specific 
Plan - Central Subarea (Witmer/Lucas Residential District).

NAME AND ADDRESS OF APPLICANT IF OTHER THAN CITY AGENCY
PROPONENT NAME: JV & NR Patel 1985 Revocable Trust 
285 Lucas Avenue

FINDING:
The City Planning Department of the City of Los Angeles has Proposed that a mitigated negative declaration be adopted for 
this project because the mitigation measure(s) outlined on the attached page(s) will reduce any potential significant adverse 
effects to a level of insignificance

(CONTINUED ON PAGE 2)

SEE ATTACHED SHEET(S) FOR ANY MITIGATION MEASURES IMPOSED.

Any written comments received during the public review period are attached together with the response of the Lead City 
Agency. The project decision-make may adopt the mitigated negative declariation, amend it, or require preparation of an EIR. 
Any changes made should be supported by substantial evidence in the record and appropriate findings made.

THE INITIAL STUDY PREPARED FOR THIS PROJECT IS ATTACHED.

NAME OF PERSON PREPARING THIS FORM TITLE TELEPHONE NUMBER

(VAtWPN
City Planning Associate (213) 978-1241

ADDRESS SIGNATURE (Official) DATE

MflRCH 2-^lL200 N. SPRING STREET, 7th FLOOR 
IlOS ANGELES, CA. 90012

ENV-2014-4888-MND Page 1 of 59



MITIGATED NEGATIVE DECLARATION 
ENV-2014-4888-MND

Habitat Modification (Nesting Native Birds, Non-Hillside or Urban Areas)
• The project will result in the removal of vegetation and disturbances to the ground and therefore may result in take of 

nesting native bird species. Migratory nongame native bird species are protected by international treaty under the 
Federal Migratory Bird Treaty Act (MBTA) of 1918 (50 C.F.R Section 10.13). Sections 3503, 3503.5 and 3513 of the 
California Fish and Game Code prohibit take of all birds and their active nests including raptors and other migratory 
nongame birds (as listed under the Federal MBTA).

• Proposed project activities (including disturbances to native and non-native vegetation, structures and substrates) 
should take place outside of the breeding bird season which generally runs from March 1- August 31 (as early as 
February 1 for raptors) to avoid take (including disturbances which would cause abandonment of active nests 
containing eggs and/or young). Take means to hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, 
capture or kill (Fish and Game Code Section 86).

• If project activities cannot feasibly avoid the breeding bird season, beginning thirty days prior to the disturbance of 
suitable nesting habitat, the applicant shall:

• Arrange for weekly bird surveys to detect any protected native birds in the habitat to be removed and any other such 
habitat within properties adjacent to the project site, as access to adjacent areas allows. The surveys shall be 
conducted by a qualified biologist with experience in conducting breeding bird surveys. The surveys shall continue on 
a weekly basis with the last survey being conducted no more than 3 days prior to the initiation of 
clearance/construction work.

• If a protected native bird is found, the applicant shall delay all clearance/construction disturbance activities within 300 
feet of suitable nesting habitat for the observed protected bird species until August 31.

• Alternatively, the Qualified Biologist could continue the surveys in order to locate any nests. If an active nest is 
located, clearing and construction within 300 feet of the nest or as determined by a qualified biological monitor, shall 
be postponed until the nest Is vacated and juveniles have fledged and when there is no evidence of a second 
attempt at nesting. The buffer zone from the nest shall be established in the field with flagging and stakes. 
Construction personnel shall be instructed on the sensitivity of the area.

• The applicant shall record the results of the recommended protective measures described above to document 
compliance with applicable State and Federal laws pertaining to the protection of native birds. Such record shall be 
submitted and received into the case file for the associated discretionary action permitting the project.

Tree Removal (Non-Protected Trees)
• Environmental impacts from project implementation may result due to the loss of significant trees on the site. 

However, the potential impacts will be mitigated to a less than significant level by the following measures:
• Prior to the issuance of any permit, a plot plan shall be prepared indicating the location, size, type, and general 

condition of all existing trees on the site and within the adjacent public right(s)-of-way.
• All significant (8-inch or greater trunk diameter, or cumulative trunk diameter if multi-trunked, as measured 54 inches 

above the ground) non-protected trees on the site proposed for removal shall be replaced at a 1:1 ratio with a 
minimum 24-inch box tree. Net, new trees, located within the parkway of the adjacent public right(s)-of-way, may be 
counted toward replacement tree requirements.

• Removal or planting of any tree in the public right-of-way requires approval of the Board of Public Works. Contact 
Urban Forestry Division at: 213-847-3077. All trees in the public right-of-way shall be provided per the current 
standards of the Urban Forestry Division, Bureau of Street Services, Department of Public Works.

Green House Gas Emissions
• The project will result in impacts resulting in increased green house gas emissions. However, the impact can be 

reduced to a less than significant level though compliance with the following measure(s):
• Any new construction shall include 20 percent of parking spaces set aside for EV ready parking.
Increased Noise Levels (Demolition, Grading, and Construction Activities)

IV-20.

IV-70.

VII-10.

XII-20.

• Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm Monday through Friday, and 8:00 
am to 6:00 pm on Saturday.

• Demolition and construction activities shall be scheduled so as to avoid operating several pieces of equipment 
simultaneously, which causes high noise levels.

• The project contractor shall use power construction equipment with state-of-the-art noise shielding and muffling 
devices.

Increased Noise Levels (Mixed-Use Development)XII-60.
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MITIGATED NEGATIVE DECLARATION 
• ENV-2014-4888-MND

Environmental impacts to proposed on-site residential uses from noises generated by proposed on-site commercial 
uses may result from project implementation. However, the potential impact will be mitigated to a less than significant 
level by the following measure:
Wall and floor-ceiling assemblies separating commercial tenant spaces, residential units, and public places, shall 
have a Sound Transmission Class (STC) value of at least 50, as determined in accordance with ASTM E90 and 
ASTM E413.

Safety Hazards
• Environmental impacts may result from project implementation due to hazards to safety from design features (e.g., 

sharp curves or dangerous intersections) or incompatible uses. However, the potential impacts can be mitigated to a 
less than significant level by the following measure:

• The developer shall install appropriate traffic signs around the site to ensure pedestrian, bicycle, and vehicle safety.
• The applicant shall submit a parking and driveway plan that incorporates design features that reduce accidents, to 

the Bureau of Engineering and the Department of Transportation for approval.
Transportation/Traffic
• The project will result in impacts to transportation and/or traffic systems. However, the impact can be reduced to a 

less than significant level though compliance with the following measure(s):
• Applicant shall plan construction and construction staging as to maintain pedestrian access on adjacent sidewalks 

throughout all construction phases. This requires the applicant to maintain adequate and safe pedestrian protection, 
including physical separation (including utilization of barriers such as K-Rails or scaffolding, etc.) from work space 
and vehicular traffic and overhead protection, due to sidewalk closure or blockage, at all times.

• Temporary pedestrian facilities should be adjacent to the project site and provide safe, accessible routes that 
replicate as nearly as practical the most desirable characteristics of the existing facility.

• Covered walkways shall be provided where pedestrians are exposed to potential injury from falling objects.
■ Applicant shall keep sidewalk open during construction until only when it is absolutely required to close or block

sidewalk for construction staging. Sidewalk shall be reopened as soon as reasonably feasible taking construction and 
construction staging into account.

XVI-40.

XVI-80.

XVIII-10. Cumulative Impacts
• There may be environmental impacts which are individually limited, but significant when viewed in connection with 

the effects of past projects, other current projects, and probable future projects. However, these cumulative impacts 
will be mitigated to a less than significant level though compliance with the above mitigation measures.

XVIII-20. Effects On Human Beings
• The project has potential environmental effects which cause substantial adverse effects on human beings, either 

directly or indirectly. However, these potential impacts will be mitigated to a less than significant level through 
compliance with the above mitigation measures.

XVIII-30. End
The conditions outlined in this proposed mitigated negative declaration which are not already required by law shall be 
required as condition(s) of approval by the decision-making body except as noted on the face page of this document. 
Therefore, it is concluded that no significant impacts are apparent which might result from this project's 
implementation.
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CITY OF LOS ANGELES
OFFICE OF THE CITY CLERK 

ROOM 395, CITY HALL 
LOS ANGELES, CALIFORNIA 90012

CALIFORNIA ENVIRONMENTAL QUALITY ACT

INITIAL STUDY 
and CHECKLIST

(CEQA Guidelines Section 15063)
COUNCIL DISTRICT:
CD 13 - MITCH O'FARRELL

DATE:LEAD CITY AGENCY:
City of Los Angeles
RESPONSIBLE AGENCIES: Department of City Planning

—'—r-—— ~ ,'2-L

RELATED CASES:
CPC-2015-851-SP-SPP

ENVIRONMENTAL CASE: 
ENV-2014-4888-MND

□PREVIOUS ACTIONS CASE NO.: Does have significant changes from previous actions.
Does NOT have significant changes from previous actions.*

PROJECT DESCRIPTION:
REDEVELOPMENT OF AN EXISTING 10 ROOM HOTEL WITH MANAGERS UNIT AND A 28 HOTEL ROOM WITH MANAGERS 
UNIT WITH SMALL RETAIL SPACE.

ENV PROJECT DESCRIPTION:
The project site is currently zoned RC4(CW)-U/3 and designated for Highway Oriented Commercial - High Medium Residential uses 
by the Westlake Community Plan. The Applicant proposes to demolish an existing two-story, 10-unit motel with one (1) manager's 
unit and construct a new, five-story, 28-room hotel with one (1) manager’s unit, 150 square foot ground floor retail space and a surface 
parking lot containing 24 vehicle parking spaces. The building will be 60-feet in height, with a floor area totaling 10,578 square feet on 
a lot that is 8,942.5 square feet in size, resulting in a 1.18 Floor Area Ratio (FAR). Less than 1,000 cubic yards of grading is proposed. 
The subject property currently contains three (3) Cycas Revoluta (sago palms) which will be removed as part of the site clearing.

The Applicant requests the following discretionary approvals: Specific Plan Amendment to modify parking requirements for hotel uses 
and to change the Specific Plan zoning of the subject property from RC4(CW) to RC5(CW) in order to redevelop the property and 
continue the grandfathered hotel use, which is no longer permitted in the RC4(CW) Zone; and Project Permit Compliance to permit 
the demolition of the existing 10-room hotel and the construction of a new mixed-use project within the Central City West Specific 
Plan - Central Subarea (Witmer/Lucas Residential District). . ......... _...............

ENVIRONMENTAL SETTINGS:
The subject property consists of two contiguous interior parcels of land with a total lot area of 8,942.5 square feet. It has approximately 
72-feet of frontage along the easterly side of Lucas Avenue and a varied depth of approximately 128-1/2” to 128’-4 Vz”. The subject 
site is zoned RC4(CW)-U/3 and designated for Highway Oriented Commercial - High Medium Residential uses by the Westlake 
Community Plan. The project site is currently developed with an existing 10-room motel with one (1) manager's unit and a surface 
parking lot containing 11 parking spaces, built in 1946. The existing motel will be demolished in order to accommodate the proposed 
project. The property is located in a Special Grading Area and Methane Zone. The nearest active fault is the Puente Hills Blind 
Thrust, located approximately 0.98 miles from the Project site.

The surrounding area is characterized by level topography and improved streets. Properties located to the north and west are zoned 
R4(CW)-75/3 and improved with multifamily uses. Properties located to the east across Lucas Avenue are zoned RC5(CW)-U/7.5 and 
R5(CW)-U/6 and developed with the Miguel Contreras Learning Complex. Properties located to the south are zoned RC4(CW)-U/3 
and developed with a ground floor retail with residential uses above. Lucas Avenue is a designated Avenue II and provides main 
access to the project site. ........... _ _ .....................
PROJECT LOCATION:
285 LUCAS AVE

AREA PLANNING COMMISSION: j CERTIFIED NEIGHBORHOOD 
CENTRAL

COMMUNITY PLAN AREA:
WESTLAKE
STATUS:

COUNCIL: 
WESTLAKE NORTH

1/
Does Conform to Plan
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CU Does NOT Conform to Plan

MAX. DENSITY/INTENSITY 
ALLOWED BY ZONING:
22 Dwelling Units or 44 Guest 
Rooms

EXISTING ZONING:
RC4(CW)-U/3

MAX. DENSITY/INTENSITY 
ALLOWED BY PLAN 
DESIGNATION:
22 Dwelling Units or 44 Guest 
Rooms

LA River Adjacent:GENERAL PLAN LAND USE:
HIGHWAY ORIENTED COMMERCIAL - HIGH MED 
RESIDENTIAL

PROPOSED PROJECT DENSITY:
28 Guest Rooms

ENV-2014-4888-MND Page 5 of 59



Determination (To Be Completed By Lead Agency)
On the basis of this initial evaluation:

I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 
DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the environment, there will not be a 
significant effect in this case because revisions on the project have been made by or agreed to by the project 
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

I find the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL IMPACT 
REPORT is required.

I find the proposed project MAY have a "potentially significant impact" or "potentially significant unless mitigated" 
impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier document 
pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on earlier 
analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must 
analyze only the effects that remain to be addressed.

I find that although the proposed project could have a significant effect on the environment, because all potentially 
significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to 
applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE 
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing 
further is required.

□
*

□
□

□

City Planning Associate (213) 978-1241
rrr.

Signature Title Phone

Evaluation Of Environmental Impacts:
1. A brief explanation is required for all answers except "No Impact" answers that are adequately supported by the information 

sources a lead agency cites in the parentheses following each question. A "No Impact" answer is adequately supported if the 
referenced information sources show that the impact simply does not apply to projects like the one involved (e.g., the project 
falls outside a fault rupture zone). A "No Impact" answer should be explained where it is based on project-specific factors as 
well as general standards (e.g., the project will not expose sensitive receptors to pollutants based on a project-specific 
screening analysis).

2. All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well as 
project-level, indirect as well as direct, and construction as well as operational impacts.

3. Once the lead agency has determined that a particular physical impact may occur, then the checklist answers must indicate 
whether the impact is potentially significant, less that significant with mitigation, or less than significant. "Potentially Significant 
Impact" is appropriate if there is substantial evidence that an effect may be significant. If there are one or more "Potentially 
Significant Impact" entries when the determination is made, an EIR is required.

4. "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the incorporation of a mitigation 
measure has reduced an effect from "Potentially Significant Impact" to "Less Than Significant Impact." The lead agency must 
describe the mitigation measures, and briefly explain how they reduce the effect to a less than significant level (mitigation 
measures from "Earlier Analyses," as described in (5) below, may be cross-referenced).

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has been 
adequately analyzed in an earlier EIR, or negative declaration. Section 15063 (c)(3)(D). In this case, a brief discussion should 
identify the following:
a. Earlier Analysis Used. Identify and state where they are available for review.
b. Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of and adequately 

analyzed in an earlier document pursuant to applicable legal standards, and state whether such effects were addressed by 
mitigation measures based on the earlier analysis.

c. Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated," describe the 
mitigation measures which were incorporated or refined from the earlier document and the extent to which they address 
site-specific conditions for the project.

ENV-2014-4888-MND Page 6 of 59



Lead agencies are encouraged to incorporate into the checklist references to information sources for potential impacts (e.g., 
general plans, zoning ordinances). Reference to a previously prepared or outside document should, where appropriate, 
include a reference to the page or pages where the statement is substantiated.
Supporting Information Sources: A sources list should be attached, and other sources used or individuals contacted should be 
cited in the discussion.
This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies should normally 
address the questions from this checklist that are relevant to a project's environmental effects in whatever format is selected. 
The explanation of each issue should identify:
a. The significance criteria or threshold, if any, used to evaluate each question; and
b. The mitigation measure identified, if any, to reduce the impact to less than significance.

6.

7.

8.

9.

Page 7 of 59ENV-2014-4888-MND



Environmental Factors Potentially Affected:
The environmental factors checked below would be potentially affected by this project, involving at least one impact that is a 
"Potentially Significant Impact" as indicated by the checklist on the following pages.

□ AESTHETICS
□ AGRICULTURE AND FOREST 

RESOURCES
□ AIR QUALITY
Vr BIOLOGICAL RESOURCES
□ CULTURAL RESOURCES
□ GEOLOGY AND SOILS

if GREEN HOUSE GAS EMISSIONS
□ HAZARDS AND HAZARDOUS 

MATERIALS
□ HYDROLOGY AND WATER 

QUALITY
□ LAND USE AND PLANNING
□ MINERAL RESOURCES 
f NOISE

□ POPULATION AND HOUSING
□ PUBLIC SERVICES
□ RECREATION
if TRANSPORTATION/TRAFFIC
□ UTILITIES AND SERVICE SYSTEMS 
f MANDATORY FINDINGS OF

SIGNIFICANCE

INITIAL STUDY CHECKLIST
Background 

PROPONENT NAME:
PROPONENT NAME:
JV & NR Patel 1985 Revocable Trust 
APPLICANT ADDRESS:
285 Lucas Avenue 
AGENCY REQUIRING CHECKLIST: 
Department of City Planning 
PROPOSAL NAME (if Applicable):
Metric Hotel

(To be completed by the Lead City Agency)

PHONE NUMBER:

(213) 620-1587

DATE SUBMITTED:
12/29/2014
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Potentially
significant

unless
mitigation

incorporated

Potentially
significant

impact

Less than
significant

impact No impact

I. AESTHETICS________________________________
a. | Have a substantial adverse effect on a scenic vista? 'T

b. Substantially damage scenic resources, including, but not limited to, trees, 
rock outcroppings, and historic buildings within a state scenic highway? V'

Substantially degrade the existing visual character or quality of the site and its 
surroundings? V"c.

Create a new source of substantial light or glare which would adversely affect 
day or nighttime views in the area?

d.

II. AGRICULTURE AND FOREST RESOURCES
a. | Convert Prime Farmland, Unique Farmland, or Farmland of Statewide 

! Importance (Farmland), as shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the California Resources 
Agency, to nonagricultural use?

Conflict with existing zoning for agricultural use, or a Williamson Act contract?b. V"
Conflict with existing zoning for, or cause rezoning of, forest land (as defined 
in Public Resources Code section 12220(g)), timberland (as defined by Public 
Resources Code section 4526), or timberland zoned Timberland Production 
(as defined by Government Code section 51104(g))?

c.

Result in the loss of forest land or conversion of forest land to non-forest use?d.
Involve other changes in the existing environment which, due to their location 
or nature, could result in conversion of Farmland, to non-agricultural use or 
conversion of forest land to non-forest use?

*e.

III. AIR QUALITY
Conflict with or obstruct implementation of the applicable air quality plan? *a.

Violate any air quality standard or contribute substantially to an existing or 
projected air quality violation?

b.

Result in a cumulatively considerable net increase of any criteria pollutant for 
which the project region is non-attainment under an applicable federal or state 
ambient air quality standard (including releasing emissions which exceed 
quantitative thresholds for ozone precursors)?

/c.

Expose sensitive receptors to substantial pollutant concentrations?d. V'
Create objectionable odors affecting a substantial number of people?e.

IV. BIOLOGICAL RESOURCES
Have a substantial adverse effect, either directly or through habitat 
modifications, on any species identified as a candidate, sensitive, or special 
status species in local or regional plans, policies, or regulations, or by the 
California Department of Fish and Game or U.S. Fish and Wildlife Service?

✓a.

b. Have a substantial adverse effect on any riparian habitat or other sensitive 
natural community identified in local or regional plans, policies, regulations or 
by the California Department of Fish and Game or US Fish and Wildlife 
Service?

Have a substantial adverse effect on federally protected wetlands as defined 
by Section 404 of the Clean Water Act (including, but not limited to, marsh, 
vernal pool, coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means?

V'c.

| Interfere substantially with the movement of any native resident or migratory 
; fish or wildlife species or with established native resident or migratory wildlife 
| corridors, or impede the use of native wildlife nursery sites?

1 Conflict with any local policies or ordinances protecting biological resources, 
i such as a tree preservation policy or ordinance?

d. V'

e.

' Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
^Community Conservation Plan, or other approved local, regional, or state 
| habitat conservation plan?

f. *

V. CULTURAL RESOURCES
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Potentially
significant

unless
mitigation

incorporated

Potentially
significant

impact

Less than
significant

impact No impact

/Cause a substantial adverse change in the significance of a historical 
resource as defined in § 15064.5?

a.

V"Cause a substantial adverse change in the significance of an archaeological 
resource pursuant to § 15064.5?

b.

Directly or indirectly destroy a unique paleontological resource or site or 
unique geologic feature?

c.

d. Disturb any human remains, including those interred outside of formal 
cemeteries?

VI. GEOLOGY AND SOILS
a. i Expose people or structures to potential substantial adverse effects, including 

Ithe risk of loss, injury, or death involving: Rupture of a known earthquake 
I fault, as delineated on the most recent Alquist-Priolo Earthquake Fault Zoning 
Map issued by the State Geologist for the area or based on other substantial 
evidence of a known fault? Refer to Division of Mines and Geology Special 
Publication 42.

/

*b. Expose people or structures to potential substantial adverse effects, including 
the risk of loss, injury, or death involving: Strong seismic ground shaking?

Expose people or structures to potential substantial adverse effects, including 
the risk of loss, injury, or death involving: Seismic-related ground failure, 
including liquefaction?

/c.

Expose people or structures to potential substantial adverse effects, including 
the risk of loss, injury, or death involving: Landslides?

d.

/Result in substantial soil erosion or the loss of topsoil?e.

V'f. Be located on a geologic unit or soil that is unstable, or that would become 
unstable as a result of the project, and potentially result in on- or off-site 
landslide, lateral spreading, subsidence, liquefaction or collapse?

V'Be located on expansive soil, as defined in Table 18-1-B of the Uniform 
Building Code (1994), creating substantial risks to life or property?

9-

Have soils incapable of adequately supporting the use of septic tanks or 
alternative waste water disposal systems where sewers are not available for 

j| the disposal of waste water? ............... ...... .................

h. /

VII. GREEN HOUSE GAS EMISSIONS

/a. (Generate greenhouse gas emissions, either directly or indirectly, that may 
(have a significant impact on the environment?

-

*b. 9 Conflict with an applicable plan, policy or regulation adopted for the purpose 1 
Jof reducing the emissions of greenhouse gases? I i

VIII. HAZARDS AND HAZARDOUS MATERIALS

/Create a significant hazard to the public or the environment through the 
routine transport, use, or disposal of hazardous materials?

a.

b. Create a significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions involving the release of 
hazardous materials into the environment?

Emit hazardous emissions or handle hazardous or acutely hazardous 
materials, substances, or waste within one-quarter mile of an existing or 
proposed school?

*c.

d. Be located on a site which is included on a list of hazardous materials sites 
compiled pursuant to Government Code Section 65962.5 and, as a result, 
would it create a significant hazard to the public or the environment?

For a project located within an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public airport or public use 
airport, would the project result in a safety hazard for people residing or 
working in the project area?

*

/e.

v'f. For a project within the vicinity of a private airstrip, would the project result in 
a safety hazard for people residing or working in the project area?

8;;

V'Impair implementation of or physically interfere with an adopted emergency 
response plan or emergency evacuation plan?

19- if
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h. | Expose people or structures to a significant risk of loss, injury or death 
3 involving wildland fires, including where wildlands are adjacent to urbanized 
| areas or where residences are intermixed with wildlands?

V'

IX. HYDROLOGY AND WATER QUALITY
Violate any water quality standards or waste discharge requirements? V"a.

Substantially deplete groundwater supplies or interfere substantially with 
groundwater recharge such that there would be a net deficit in aquifer volume 
or a lowering of the local groundwater table level {e.g., the production rate of 
preexisting nearby wells would drop to a level which would not support 
existing land uses or planned uses for which permits have been granted)?

b. V'

Substantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river, in a manner which 
would result in substantial erosion or siltation on- or off-site?

V'c.

Substantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river, or substantially 
increase the rate or amount of surface runoff in a manner which would result 
in flooding on- or off-site?

d. V'

Create or contribute runoff water which would exceed the capacity of existing 
or planned stormwater drainage systems or provide substantial additional 
sources of polluted runoff?

e.

f. Otherwise substantially degrade water quality?

Place housing within a 100-year flood hazard area as mapped on a federal 
Flood Hazard Boundary or Flood Insurance Rate Map or other flood hazard 
delineation map?

*

Place within a 100-year flood hazard area structures which would impede or 
redirect flood flows?

h.

Expose people or structures to a significant risk of loss, injury or death 
involving flooding, including flooding as a result of the failure of a levee or 
dam?

i.

j- Inundation by seiche, tsunami, or mudflow? V'
X. LAND USE AND PLANNING

Physically divide an established community?a.

b. Conflict with any applicable land use plan, policy, or regulation of an agency 
with jurisdiction over the project (including, but not limited to the general plan, 
specific plan, local coastal program, or zoning ordinance) adopted for the 
purpose of avoiding or mitigating an environmental effect?

/

Conflict with any applicable habitat conservation plan or natural community 
conservation plan? V'c.

XL MINERAL RESOURCES
Result in the loss of availability of a known mineral resource that would be of 
value to the region and the residents of the state? V'a.

b. Result in the loss of availability of a locally important mineral resource 
recovery site delineated on a local general plan, specific plan or other land 
use plan?

V"

XII. NOISE
Exposure of persons to or generation of noise levels in excess of standards 
established in the local general plan or noise ordinance, or applicable 
standards of other agencies?

Exposure of persons to or generation of excessive groundborne vibration or 
groundborne noise levels?

/a.

b. /

A substantial permanent increase in ambient noise levels in the project 
vicinity above levels existing without the project?

c.

S d. | A substantial temporary or periodic increase in ambient noise levels in the 
ijproject vicinity above levels existing without the project? V"
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*For a project located within an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public airport or public use 
airport, would the project expose people residing or working in the project 
area to excessive noise levels?

e.

*For a project within the vicinity of a private airstrip, would the project expose 
people residing or working in the project area to excessive noise levels?

f.

XIII. POPULATION AND HOUSING
Induce substantial population growth in an area, either directly (for example, 
by proposing new homes and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)?

a.

*Displace substantial numbers of existing housing, necessitating the 
construction of replacement housing elsewhere?

b.

✓Displace substantial numbers of people, necessitating the construction of 
replacement housing elsewhere?

c.

XIV. PUBLIC SERVICES

/Would the project result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the 
public services: Fire protection?

a.

/Would the project result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the 
public services: Police protection?

b.

V"Would the project result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the 
public services: Schools?

c.

✓Would the project result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the 
public services: Parks?

d.

V'Would the project result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the 
public services: Other public facilites?

e.

XV. RECREATION
1

Would the project increase the use of existing neighborhood and regional 
parks or other recreational facilities such that substantial physical 
deterioration of the facility would occur or be accelerated?

a.

/Does the project include recreational facilities or require the construction or 
expansion of recreational facilities which might have an adverse physical 
effect on the environment?

b.

XVI. TRANSPORTATION/TRAFFIC
a. | Conflict with an applicable plan, ordinance or policy establishing measures of 

i ] effectiveness for the performance of the circulation system, taking into account 
| tail modes of transportation including mass transit and non-motorized travel 
I f and relevant components of the circulation system, including but not limited to 
| j intersections, streets, highways and freeways, pedestrian and bicycle paths,
| Sand mass transit?
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b. Conflict with an applicable congestion management program, including, but 
not limited to level of service standards and travel demand measures, or other 
standards established by the county congestion management agency for 
designated roads or highways? L...

Result in a change in air traffic patterns, including either an increase in traffic 
levels or a change in location that results in substantial safety risks?

c.

d. Substantially increase hazards due to a design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment)?

< i
Result in inadequate emergency access?e.

f. Conflict with adopted policies, plans, or programs regarding public transit,

I
 bicycle, or pedestrian facilities, or otherwise decrease the performance or 
safety of such facilities supporting alternative transportation (e.g., bus 
turnouts, bicycle racks)?

V"

XVII. UTILITIES AND SERVICE SYSTEMS

V"Exceed wastewater treatment requirements of the applicable Regional Water 
Quality Control Board?

a.

b. Require or result in the construction of new water or wastewater treatment 
facilities or expansion of existing facilities, the construction of which could 
cause significant environmental effects?

Require or result in the construction of new storm water drainage facilities or 
expansion of existing facilities, the construction of which could cause 
significant environmental effects?

V'c.

d. Have sufficient water supplies available to serve the project from existing 
entitlements and resources, or are new or expanded entitlements needed?

Result in a determination by the wastewater treatment provider which serves 
or may serve the project that it has adequate capacity to serve the project’s 
projected demand in addition to the provider’s existing commitments?

e.

f. Be served by a landfill with sufficient permitted capacity to accommodate the 
project’s solid waste disposal needs?

/
Comply with federal, state, and local statutes and regulations related to solid 
waste?

/g-
XVIII. MANDATORY FINDINGS OF SIGNIFICANCE

Does the project have the potential to degrade the quality of the environment, 
substantially reduce the habitat of a fish or wildlife species, cause a fish or 
wildlife population to drop below self-sustaining levels, threaten to eliminate a 
plant or animal community, reduce the number or restrict the range of a rare 
or endangered plant or animal or eliminate important examples of the major 
periods of California history or prehistory?

V"a.

/b. Does the project have impacts that are individually limited, but cumulatively 
considerable? ("Cumulatively considerable" means that the incremental 
effects of a project are considerable when viewed in connection with the 
effects of past projects, the effects of other current projects, and the effects of 
probable future projects)?

Does the project have environmental effects which will cause substantial 
adverse effects on human beings, either directly or indirectly?

c.

Note: Authority cited: Sections 21083, 21083.05, Public Resources Code. Reference: Section 65088.4, Gov. Code; Sections 21080, 
21083.05, 21095, Pub. Resources Code; Eureka Citizens for Responsible Govt. v. City of Eureka (2007) 147 Cal.App.4th 357; Protect 
the Historic Amador Waterways v. AmadorWater Agency (2004) 116 Cal.App.4th at 1109; San Franciscans Upholding the Downtown 
Plan v. City and County of San Francisco (2002) 102 Cal.App.4th 656.
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DISCUSSION OF THE ENVIRONMENTAL EVALUATION (Attach additional sheets if necessary)

The Environmental Impact Assessment includes the use of official City of Los Angeles and other government source reference 
materials related to various environmental impact categories (e.g., Hydrology, Air Quality, Biology, Cultural Resources, etc.). The State 
of California, Department of Conservation, Division of Mines and Geology - Seismic Hazard Maps and reports, are used to identify 
potential future significant seismic events; including probable magnitudes, liquefaction, and landslide hazards. Based on applicant 
information provided in the Master Land Use Application and Environmental Assessment Form, impact evaluations were based on 
stated facts contained therein, including but not limited to, reference materials indicated above, field investigation of the project site, 
and any other reliable reference materials known at the time.

Project specific impacts were evaluated based on all relevant facts indicated in the Environmental Assessment Form and expressed 
through the applicant's project description and supportive materials. Both the Initial Study Checklist and Checklist Explanations, in 
conjunction with the City of Los Angeles's Adopted Thresholds Guide and CEQA Guidelines, were used to reach reasonable 
conclusions on environmental impacts as mandated under the California Environmental Quality Act (CEQA).

The project as identified in the project description may cause potentially significant impacts on the environment without mitigation. 
Therefore, this environmental analysis concludes that a Mitigated Negative Declaration shall be issued to avoid and mitigate all 
potential adverse impacts on the environment by the imposition of mitigation measures and/or conditions contained and expressed in 
this document; the environmental case file known as ENV-2014-4888-MND and the associated case(s), CPC-2015-851 -SP-SPP . 
Finally, based on the fact that these impacts can be feasibly mitigated to less than significant, and based on the findings and 
thresholds for Mandatory Findings of Significance as described in the California Environmental Quality Act, section 15065, the overall 
project impact(s) on the environment (after mitigation) will not:

• Substantially degrade environmental quality.
• Substantially reduce fish or wildlife habitat.
• Cause a fish or wildlife habitat to drop below self sustaining levels.
• Threaten to eliminate a plant or animal community.
• Reduce number, or restrict range of a rare, threatened, or endangered species.
• Eliminate important examples of major periods of California history or prehistory.
• Achieve short-term goals to the disadvantage of long-term goals.
• Result in environmental effects that are individually limited but cumulatively considerable.
• Result in environmental effects that will cause substantial adverse effects on human beings.

ADDITIONAL INFORMATION:
All supporting documents and references are contained in the Environmental Case File referenced above and may be viewed in the 
EIR Unit, Room 763, City Hall.
For City information, addresses and phone numbers: visit the City's website at http://www.lacity.org ; City Planning - and Zoning 
Information Mapping Automated System (ZIMAS) cityplanning.lacity.org/ or EIR Unit, City Hall, 200 N Spring Street, Room 763. 
Seismic Hazard Maps - http://gmw.consrv.ca.gov/shmp/
Engineering/Infrastructure/Topographic Maps/Parcel Information - http://boemaps.eng.ci.la.ca.us/index01.htm or 
City's main website under the heading "Navigate LA".

TITLE: TELEPHONE NO.: DATE:
PREPARED BY:

City Planning Associate (213) 978-1241 02/11/2016
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APPENDIX A: ENVIRONMENTAL IMPACTS EXPLANATION TABLE

I. AESTHETICS
Senate Bill (SB) 743 was signed into law 
by Governor Brown in September 2013, 
which made several changes to the 
CEQA for projects located in areas 
served by transit. Among other changes, 
SB 743 eliminates the need to evaluate 
aesthetic and parking impacts of a project 
in some circumstances. Specifically, 
aesthetic and parking impacts of a 
residential, mixed-use residential, or 
employment center project on an infill site 
within a transit priority area shall not be 
considered to have a significant impact on 
the environment. SB 743 defines a transit 
priority area as an area within one-half 
mile of a major transit stop that is existing 
or planned. A major transit stop is a site 
containing a rail transit station, a ferry 
terminal served by either a bus or rail 
transit service, or the intersection of two 
or more major bus routes with a 
frequency of service interval of 15 
minutes or less during the A.M. and P.M. 
peak commute periods. An infill site refers 
to a lot located within an urban area that 
has been previously developed, or a 
vacant site where at least 75 percent of 
the perimeter of the site adjoins, or is 
separated only by an improved public 
right-of-way from parcels that are 
developed with qualified urban uses. 
However, the exemption for aesthetic 
impacts does not include impacts to 
historic or cultural resources, per Section 
21099 of the PRC. The proposed project 
involves the construction of a mixed-use 
development containing a 28-room hotel 
which is defined as a commercial use by 
the Central City West Specific Plan, 
ground floor retail and a manager’s unit in 
a transit priority area. The project site is 
located within one-half mile of an 
intersection where two or more major bus 
routes with service interval frequency as 
stated are located and is identified as 
located within a transit priority area (City 
of Los Angeles Transit Priority Area Map, 
2016). The proposed project is an infill 
development on a site that adjoins parcels 
that are developed with various urban 
uses including multifamily uses to the

LESS THAN SIGNIFICANT IMPACTa.
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north and west; ground floor retail with 
residential uses above to the south; and 
the Miguel Contreras Learning Complex 
properties to the east across Lucas 
Avenue. Furthermore, the project site 
does not contain any historic or cultural 
resources, as discussed in Section V. 
Cultural Resources of this Initial Study. As 
such, the proposed project meets all 
criteria specified in Section 21099 of the 
PRC. Therefore, the project’s impact on 
visual resources, aesthetic character, light 
and glare, scenic vistas, and parking are 
not considered significant per SB 743.
Refer to response in Section I .a. above.LESS THAN SIGNIFICANT IMPACTb.
A significant impact would occur if the 
proposed project would substantially 
degrade the existing visual character or 
quality of the site and its surroundings. 
While SB743 eliminates the need to 
evaluate aesthetic impacts of a mixed-use 
residential project on an infill site within a 
transit priority area, as discussed in 
Section I.a. above, the Central City West 
Specific Plan requires a shade/shadow 
analysis for any project where RC5(CW) 
lots may cast shadows on any R4(CW) or 
RC4(CW) lots for more than two (2) hours 
each day between the hours of 9 a.m. and 
3 p.m. on the Winter Solstice, and 9 a.m. 
and 5 p.m. on the Summer Solstice. The 
project area is developed with multifamily 
residential, commercial and institutional 
uses that range from two to five stories in 
height. The proposed five-story, 28-room 
hotel and ground floor retail will be taller 
than the adjoining properties to the north 
and south, but comparable in height to 
the building to the west, which is also five 
stories. According to the City of Los 
Angeles CEQA Thresholds Guide, shade 
and shadow impacts are considered 
significant when they cover 
shadow-sensitive uses, which include 
routinely useable outdoor spaces 
associated with residential, recreational 
or institutional land uses; and commercial 
uses such as pedestrian-oriented outdoor 
spaces or restaurants with outdoor eating 
areas. There are existing apartment 
buildings to the north and west of the 
project site; the property to the south has 
ground floor retail uses with residential 
above and the property to the east is 
separated from the project site by Lucas 
Avenue. Based on the Shade/Shadow

LESS THAN SIGNIFICANT IMPACTc.
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analysis prepared by Aaron Neubert 
Architects, the proposed project would not 
cast shadows which affect 
shade-sensitive uses for more than two 
consecutive hours between 9:00 a.m. and 
3:00 p.m. on Winter Solstice, and 9 a.m. 
and 5 p.m. on Summer Solstice. It should 
be noted that while there are areas which 
are shaded during these times, they do 
not contain routinely usable open space, 
or pedestrian-oriented outdoor spaces. 
The building to the west of the project site 
is nearly built to the property line, and 
therefore does not include any outdoor 
residential or commercial spaces; the 
apartment building to the east is 
separated from the project site by a 
parking lot; the apartment buildings to the 
east and west are separated from the 
project site by walkways, the former 
leading to a surface parking lot to the 
rear. As such, impacts related to shade 
and shadow would be less than 
significant. Therefore, based on the facts 
herein, and pursuant to SB743, discussed 
in section l.a. above, impacts related to 
the existing visual character and quality of 
the project site and its surroundings 
would less than significant.

d. LESS THAN SIGNIFICANT IMPACT Refer to response in Section l.a. above.

II. AGRICULTURE AND FOREST RESOURCES
NO IMPACT A significant impact would occur if the 

proposed project would convert valued 
farmland to non-agricultural uses. The 
project site is currently developed with a 
10-room motel surrounded by multifamily 
residential, retail and institutional uses. 
Due to its urban setting, the project site 
and surrounding area are not included in 
the Farmland Mapping and Monitoring 
Program of the California Resources 
Agency, nor are any farmland, agricultural 
uses, or related operations present. 
Therefore, no impact would occur._______

a.

b. NO IMPACT A significant impact would occur if the 
proposed project conflicted with existing 
agricultural zoning or agricultural parcels 
enrolled under the Williamson Act. The 
project site is currently zoned 
RC4(CW)-U/3 with a request to change 
the Specific plan zoning to RC5(CW)-U/3, 
and is designated for Highway Oriented 
Commercial - High Medium Residential 
uses by the Westlake Community Plan. 
The project site is not zoned for 
agricultural use or under a Williamson
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Contract and does not contain farmland of 
any type. Therefore, no impact would 
occur.
A significant impact would occur if the 
proposed project conflicted with existing 
zoning or caused rezoning of forest land 
or timberland, or result in the loss of 
forest land or in the conversion of forest 
land to non-forest use. The project site is 
currently zoned RC4(CW)-U/3, with a 
request to change the Specific Plan 
zoning to RC5(CW)-U/3, and is 
designated for Highway Oriented 
Commercial - High Medium Residential 
uses by the Westlake Community Plan.
As the project site is not zoned for forest 
land or timberland, the project would not 
conflict with forest land or timberland 
zoning. Therefore, no impact would occur.

NO IMPACTc.

A significant impact would occur if the 
proposed project resulted in the loss of 
forest land or the conversion of forest 
land to non-forest use. The project site is 
currently zoned RC4(CW)-U/3 with a 
request to change the Specific Plan 
zoning to RC5(CW)-U/3, and is 
designated for Highway Oriented 
Commercial - High Medium Residential 
uses by the Westlake Community Plan. 
As the project site is not zoned for forest 
land, the project would not result in the 
loss of forest land or conversion of forest 
land to non-forest use. Therefore, no 
impact would occur.___________________

NO IMPACTd.

A significant impact would occur if the 
proposed project caused the conversion 
of farmland to non-agricultural use or 
forest land to non-forest use. The project 
site does not contain farmland, forestland, 
or timberland, and is currently developed 
with 10-room motel built in 1946. 
Therefore, no impacts would occur.______

NO IMPACTe.

III. AIR QUALITY
A significant impact would occur if the 
proposed project conflicted with or 
obstructed implementation of an 
applicable air quality plan. The South 
Coast Air Quality Management District 
(SCAQMD) is the agency primarily 
responsible for comprehensive air 
pollution control in the South Coast Air 
Basin and reducing emissions from area 
and point stationary, mobile, and indirect 
sources. SCAQMD prepared the 2012 Air 
Quality Management Plan (AQMP) to

LESS THAN SIGNIFICANT IMPACTa.
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meet federal and state ambient air quality 
standards. The proposed construction of a 
28-room hotel with ground floor retail is 
not expected to be inconsistent with the 
AQMP and SCAQMD rules or would in 
some way represent a substantial 
hindrance to employing the policies or 
obtaining the goals of that plans. Based 
on the Greenhouse Gas Emission 
Analysis Report prepared by FREY 
Environmental, Inc., dated December 18, 
2015, the proposed project is below 
SCAQMD Regional Significance 
Thresholds Emissions and Localized 
Significant Thresholds Emissions. The 
proposed project is also subject to the 
City’s Green Building Program Ordinance 
(Ord. No. 181,480), which was adopted to 
reduce the use of natural resources, 
create healthier living environments, and 
minimize the negative impacts of 
development on local, regional and global 
ecosystems. The potential for the 
proposed project to conflict with or 
obstruct the implementation of an air 
quality plan would be further reduced with 
the following applicable Regulatory 
Compliance Measures (RCM) as follows: 
RC-AQ-1, which requires demolition, 
grading and construction activities to be in 
compliance with SCAQMD standards and 
the provisions of District Rule 403; 
RC-AQ-2 which, pursuant to Sections 
2485 in Title 13 of the California Code of 
Regulations, limits the idling of all 
diesel-fueled commercial vehicles 
weighing over 10,000 pounds to five 
minutes at any location during 
construction; RC-AQ-3 which, pursuant to 
Sections 93115 of Title 17 of the 
California Code Regulations, requires that 
the operation of any stationary, 
diesel-fueled, compression-ignited 
engines meet specified fuel and fuel 
additive requirements and emission 
standards; RC-AQ-4 which, pursuant to 
SCQAMD Rule 1113, limits the volatile 
organic compound content of architectural 
coatings; RC-AQ-5 which, pursuant to 
SCAQMD Rule 1138, requires the 
installation of odor-reducing equipment; 
and RC-AQ-6 which, pursuant to SCAMD 
Regulation XIII, requires that new on-site 
nitrogen oxide emissions shall be 
minimized through the use of emission 
control measures. Based on the facts 
stated herein and in conjunction with the
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above ROMs, it can be found that the 
impacts related to conflict with or obstruct 
implementing the air quality plan would 
be less than significant.________________
A significant impact would occur if the 
proposed project would violate any air 
quality standard or contribute 
substantially to an existing or projected 
air quality violation. Project construction 
and operation emissions can be estimated 
using California Emissions Estimator 
Model (CalEEMod), a statewide land use 
emissions computer model designed to 
quantify potential criteria pollutant and 
greenhouse gas (GHG) emissions 
associated with both construction and 
operations from land use projects. 
According to the CalEEMod results as 
prepared by FREY Environmental, Inc. on 
December 18, 2015, Overall Construction 
(Maximum Daily Emission) for the 
proposed project would not exceed the 
following SCAQMD criteria pollutants 
thresholds: 75 pounds per day (Ibs/day) 
for Reactive Organic Compounds (ROG), 
100 Ibs/day for Nitrogen Oxides (NOx),
550 Ibs/day for Carbon Monoxide (CO), 
150 lbs per day for Sulfur Dioxide (S02), 
and 150 Ibs/day and 55 Ibs/day for 
Respirable Particulate Matter (PM10 and 
PM2.5, respectively). The study prepared 
by FREY also demonstrated that the 
proposed project output will be below the 
significance thresholds for criteria 
pollutants with regard to Overall 
Operational Emissions of 55 Ibs/day for 
ROG, 55 Ibs/day for NOx, 550 Ibs/day for 
CO, 150 lbs per day for S02,150 Ibs/day 
for PM10, and 55 Ibs/day for PM2.5. Motor 
vehicles that access the project site would 
be the predominant source of long-term 
project emissions. Additional emissions 
would be generated by area sources, 
such as energy use and landscape 
maintenance activities. Average daily 
traffic associated with the proposed 
project is estimated to be less than 
significant according to LADOT, as it does 
not meet their threshold (40 units for 
residential apartments and 50,000 square 
feet for commercial projects) for traffic 
impact analysis. The potential for the 
proposed project to violate an air quality 
standard would be further reduced with 
the applicable Regulatory Compliance 
Measures (RCM) as described in Section
lll.a. Based on the facts stated herein,

b. LESS THAN SIGNIFICANT IMPACT
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and in conjunction with the above RCMs, 
it can be found that the impacts related to 
violating air quality standards or 
contributing to air quality violations would 
be less than significant.________________

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project resulted in a 
considerable net increase of any criteria 
air pollutants. The project will produce 
fugitive dust and mobile source emissions 
as a result of construction activity. The 
proposed project and the entire Los 
Angeles metropolitan area are located 
within the Basin, which is characterized 
by relatively poor air quality. The Basin is 
currently classified as a federal and State 
non-attainment area for Ozone (03), 
Respirable Particulate Matter (PM10 and 
PM2.5), and lead (Pb) and a federal 
attainment/maintenance area for Carbon 
Monoxide (CO). It is classified as a State 
attainment area for CO, and it currently 
meets the federal and State standards for 
Nitrogen Dioxide (N02), Sulfur Oxides 
(SOX), and lead (Pb). Because the Basin 
is designated as a State and/or federal 
nonattainment air basin for 03, PM10, 
PM2.5, and N02, there is an ongoing 
regional cumulative impact associated 
with these pollutants. However, the 
project can emit these pollutants without 
significantly contributing to this cumulative 
impact depending on the magnitude of 
emissions, which is further corroborated 
by the Air Quality Study prepared by 
FREY Environmental, Inc. on December 
18, 2015. The potential for the proposed 
project to result in a considerable net 
increase in criteria pollutants would be 
further reduced with the applicable 
Regulatory Compliance Measures (RCM) 
as described in Section lll.a, specifically 
RC-AQ-2, AQ-3 and AQ-6. Based on the 
facts stated herein and in conjunction with 
the above RCMs, it can be found that the 
impacts related to the increase of criteria 
air pollutants would be less than 
significant.

c.

d. LESS THAN SIGNIFICANT IMPACT A significant impact would occur it the 
proposed project were to expose sensitive 
receptors to pollutant concentrations. The 
SCAQMD identifies the following as 
sensitive receptors: long-term health care 
facilities, rehabilitation centers, 
convalescent centers, retirement homes, 
residences, schools, playgrounds, child
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care centers, and athletic facilities. The 
project site is surrounded by multifamily 
residential, commercial and institutional 
uses. However, based on Air Quality 
Study prepared by FREY Environmental, 
Inc. on December 18, 2015, the 
construction-related maximum daily 
localized construction emissions does not 
exceed the SCAQMD thresholds for 
Respirable Particulate Matter (PM10 and 
PM2.5), Carbon Monoxide (CO), and 
Nitrogen Oxides (NOx) and the project is 
below the thresholds for construction and 
operation emissions in pounds per day as 
a function of receptor distance (25 
meters) from the project site boundary. 
The site is further located in SCAQMD 
Sensitive Receptor Area (SRA) No. 1 on a 
site that is less than 1 acre. The California 
Air Resources Board (CARB) has 
published guidance for locating new 
sensitive receptors (e.g., residences) 
away from nearby sources of air pollution. 
Relevant recommendations include 
avoiding siting new sensitive land uses 
within 500 feet of a freeway. The location 
of the proposed project would be 
consistent with the CARB 
recommendations for locating new 
sensitive receptors. The potential for 
exposure of substantial pollutant 
concentrations to sensitive receptors, 
particularly localized criteria pollutant 
emissions during construction, would be 
further reduced through compliance with 
the applicable Regulatory Compliance 
Measures (RCM) as described in Section 
lll.a. Based on the facts stated herein and 
in conjunction with the above RCMs, it 
can be found that the impacts related to 
exposing sensitive receptors would be a 
less than significant impact._____________

A significant impact would occur if the 
proposed project would create 
objectionable odors affecting a 
substantial number of people. Potential 
sources that may emit odors during 
construction activities include equipment 
exhaust and architectural coatings. Odors 
from these sources would be localized 
and generally confined to the immediate 
area surrounding the project site. The 
proposed project would utilize typical 
construction techniques, and the odors 
would be typical of most construction sites 
and temporary in nature. According to the 
SCAQMD CEQA Air Quality Handbook,

LESS THAN SIGNIFICANT IMPACTe.
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land uses and industrial operations that 
are associated with odor complaints 
include agricultural uses, wastewater 
treatment plants, food processing plants, 
chemical plants, composting, refineries, 
landfills, dairies and fiberglass molding. 
The proposed land use will be residential 
and commercial in nature and is therefore 
not associated with odor complaints per 
the SCAQMD Handbook. The potential 
for the proposed project to result in 
objectionable odors would be further 
reduced with the applicable Regulatory 
Compliance Measures (RCM) as 
described in Section lll.a, specifically 
RC-AQ-4 and AQ-5. Based on the facts 
stated herein and in conjunction with the 
above RCMs, it can be found that the 
impacts related to objectionable odors 
would be less than significant.___________

IV. BIOLOGICAL RESOURCES
POTENTIALLY SIGNIFICANT UNLESS 
MITIGATION INCORPORATED

A significant impact would occur if the 
proposed project would have a 
substantial adverse effect on any 
special or sensitive species identified 
by the Department of Fish and Game 
or U.S. Fish and Wildlife Service. The 
project site is located in a highly 
urbanized area, west of the 110 
Freeway. There are currently three (3) 
Cycas Revoluta palms located along 
the Lucas Avenue street frontage that 
will be removed as part of site clearing. 
Nesting birds are protected under the 
Federal Migratory Bird Treaty Act 
(MBTA) (Title 33, United States Code, 
Section 703 et seq., see also Title 50, 
Code of Federal Regulation, Part 10) 
and Section 3503 of the California 
Department of Fish and Wildlife Code, 
with which the project applicant shall 
be obligated to comply. Based on the 
information provided herein and with 
the implementation of the referenced 
mitigation measures, potentially 
significant impacts related to nesting 
birds or sensitive biological species or 
habitat would be reduced to less than 
significant.________________________

IV-20, IV-70
Requiring project activities to take 
place outside of breeding bird season; 
or, if they cannot avoid breeding bird 
season, arrange for weekly bird 
surveys by a qualified biologist, and if 
a protected native bird is found, 
delaying clearance and/or construction 
will reduce potential impacts related to 
nesting native birds in non-hillside, 
urban areas to less than significant. 
Additionally, requiring a plot plan 
indicating the location, size, type and 
general condition of all existing trees 
on site and within the public 
right-of-way will reduce any potential 
impacts related to the removal of 
non-protected trees to less than 
significant.

a.

b. NO IMPACT A significant impact would occur if the 
proposed project would have a substantial 
adverse effect on riparian habitat or other 
sensitive natural community identified in 
local or regional plans, policies, 
regulations or by the California 
Department of Fish and Wildlife (CDFW)

ENV-2014-4888-MND Page 23 of 59



Mitigation
MeasuresImpact? Explanation

or the United States Fish and Wildlife 
Services (USFWS). The project site does 
not contain any riparian habitat, or any 
streams or water courses necessary to 
support riparian habitat. Therefore, no 
impact would occur._________________ _
A significant impact would occur if the 
proposed project would have a substantial 
adverse effect on federally protected 
wetlands as through direct removal, filling, 
hydrological interruption, or other means. 
The project site does not contain any 
federally protected wetlands, wetland 
resources, or other waters of the United 
States as defined by Section 404 of the 
Clean Water Act (including, but not limited 
to, marsh, vernal pool, coastal, etc.). In 
fact, it is located in a highly urbanized 
area and is currently developed with a 
10-room motel use surrounded by 
multifamily residential, retail and 
institutional uses. Therefore, no impact 
would occur.

NO IMPACTc.

A significant impact would occur if the 
proposed project would interfere with, or 
impede use of native wildlife nursery 
sites. Due to the highly urbanized nature 
of the project site and surrounding area, 
the lack of a major water body, and the 
limited number of trees, the project site 
does not support habitat for native 
resident or migratory species or contain 
native nurseries. Therefore, no impact 
would occur.

NO IMPACTd.

A significant impact would occur if the 
proposed project would be inconsistent 
with local regulations pertaining to 
biological resources, such as tree 
preservation policy or ordinance. The 
subject property is currently developed 
with a 10-room motel and surface parking 
lot, and contains three (3) Cycas Revoluta 
palms located along the Lucas Avenue 
street frontage that will be removed as 
part of site clearing. As such, the site 
does not contain locally-protected 
biological resources, such as oak trees, 
Southern California black walnut, western 
sycamore, and California bay trees. 
Therefore, no impact would occur,_______

NO IMPACTe.

A significant impact would occur if the 
proposed project conflicted with the 
provisions of an adopted Habitat 
Conservation Plan, Natural Community 
Conservation Plan, or other approved 
local, regional or state habitat

f. NO IMPACT
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conservation plan. The project site and 
surrounding area are not part of any draft 
or adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, or 
other approved local, regional or state 
habitat conservation plan. Therefore, no 
impact would occur.

V. CULTURAL RESOURCES
NO IMPACT A significant impact would occur if the 

proposed project would cause a 
substantial change in significance of a 
historical resource. The project proposes 
the demolition of an existing motel, built in 
1946. However, the site has not been 
identified as a historic resource by local or 
state agencies; has not been determined 
to be eligible for listing in the National 
Register of Historic Places, California 
Register of Historical Resources, or the 
Los Angeles Historic-Cultural Monuments 
Register; nor found to be a potential 
historic resource based on discussion 
with the Planning Department’s Office of 
Historic Resources and the City’s 
HistoricPIacesLA website, the City's new 
online information and management 
system created to inventory Los Angeles' 
significant historic resources. Therefore, 
no impact would occur,_________________

a.

b. LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
excavation or construction activities 
associated with the proposed project 
would directly or indirectly destroy a 
unique paleontological resource or site, or 
a unique geological feature. According to 
the City of Los Angeles Vertebrate 
Paleontological Resources Map, the 
project site is not located in the vicinity of 
known vertebrate paleontological sites. 
The project site, which is located in an 
urbanized area, is currently developed 
with a 10-room motel, built in 1946. 
Additionally, less than 1,000 cubic yards 
of grading is proposed as part of this 
project work scope. Given this fact, 
encountering paleontological resources 
during project construction would not be 
anticipated. However, in the unlikely 
event that any paleontological resources 
are discovered during excavation or 
grading, the potential impact would be 
reduced with the following applicable 
Regulatory Compliance Measure (RCM) 
=tC-CR-3, which requires that the City of 
Los Angeles Department of Building and 
Safety be notified immediately, and all
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work to cease in the area of the find until 
a qualified paleontologist evaluates the 
find. Construction activity may continue 
unimpeded on other portions of the 
Project site. The paleontologist shall 
determine the location, the time frame, 
and the extent to which any monitoring of 
earthmoving activities shall be required. 
The found deposits would be treated in 
accordance with federal, State, and local 
guidelines, including those set forth in 
California Public Resources Code Section 
21083.2. Therefore, in conjunction with 
the above RCM, impacts related to 
disturbing a known or unknown 
paleontological or geological resource as 
a result of the proposed development 
would be less than significant.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
excavation or construction activities 
associated with the proposed project 
would directly or indirectly destroy a 
unique paleontological resource or site, or 
a unique geological feature. According to 
the City of Los Angeles Vertebrate 
Paleontological Resources Map, the 
project site is not located in the vicinity of 
known vertebrate paleontological sites. 
The project site, which is located in an 
urbanized area, is currently developed 
with a 10-room motel, built in 1946. 
Additionally, minimal grading is proposed 
as part of this project work scope. Given 
this fact, encountering paleontological 
resources during project construction 
would not be anticipated. However, in the 
unlikely event that any paleontological 
resources are discovered during 
excavation, the potential impact would be 
reduced with the following applicable 
Regulatory Compliance Measure (RCM) 
RC-CR-3, which requires that the City of 
Los Angeles Department of Building and 
Safety be notified immediately, and all 
work to cease in the area of the find until 
a qualified paleontologist evaluates the 
find. Construction activity may continue 
unimpeded on other portions of the 
Project site. The paleontologist shall 
determine the location, the time frame, 
and the extent to which any monitoring of 
earthmoving activities shall be required. 
The found deposits would be treated in 
accordance with federal, State, and local 
guidelines, including those set forth in 
California Public Resources Code Section 
21083.2. Therefore, in conjunction with

c.
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the above RCM, impacts related to 
disturbing a known or unknown 
paleontological or geological resource as 
a result of the proposed development 
would be less than significant.__________

d. LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project would result in 
substantial erosion or the loss of topsoil. 
Although less than 1,000 cubic yards 
grading is proposed, construction 
activities related to the proposed project 
would result in ground surface 
disturbance during site clearance, thereby 
creating the potential for soil erosion to 
occur. However, construction activities 
would be performed in accordance with 
the requirements of the Los Angeles 
Building Code; and all onsite grading and 
site preparation would comply with 
applicable provisions of Chapter IX, 
Division 70 of the LAMC. The potential to 
result in substantial soil erosion or loss of 
topsoil would be further reduced with the 
following applicable Regulatory 
Compliance Measure (RCM) RC-WQ-1, 
which requires that all wastewater from 
the project be treated according to 
requirements of the National Pollutant 
Discharge Elimination System (NPDES) 
as authorized by the Los Angeles 
Regional Water Quality Control Board 
(LARWQCB); and that a Storm Water 
Pollution Prevention Plan (SWPPP) 
implement construction Best 
Management Practices (BMP) to ensure 
that the potential for soil erosion and 
sedimentation is minimized and to control 
the discharge of pollutants in storm water 
runoff as a result of construction activities; 
and (RCM) RC-GEO-6, which requires 
that expansive soils areas be assessed in 
a geotechnical report and compliance with 
conditions contained in the Department of 
Building and Safety’s Soils Report 
Approval Letter when issued. Therefore, 
in conjunction with the above RCM, 
impacts related to soil erosion or loss or 
topsoil would be less than significant.

VI. GEOLOGY AND SOILS
NO IMPACT A significant impact would occur if the 

proposed project would expose people or 
structures to loss, injury or death 
involving a rupture of a known earthquake 
fault. The project site is located 
approximately 0.98 miles from the Puente 
Hills Blind Thrust. However, according to

a.
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the California Department of 
Conservation Special Studies Zone Map, 
the project site is not located within an 
Alquist-Priolo Special Studies Zone or 
Fault Rupture Study Area and, thus, 
would not expose people or structures to 
potential adverse effects resulting from 
the rupture of known earthquake faults. 
Further, the Alquist-Priolo Earthquake 
Fault Zoning Act is intended to mitigate 
the hazard of surface fault rupture on 
structures for human occupancy. 
Therefore, no impact would occur.

A significant impact would occur if the 
proposed project would expose people or 
structures to loss, injury or death 
involving strong seismic shaking. The 
entire Southern California region is 
susceptible to strong ground shaking from 
severe earthquakes. Seismic activities 
are associated with a number of nearby 
faults (e.g., Hollywood, Raymond, 
Verdugo, Newport-1 nglewood, Santa 
Monica, Sierra Madre, and San Andreas 
Faults), as well as blind thrust faults (e.g., 
Elysian Park, Puente Hills, and Compton). 
The project site is located approximately 
0.98 miles from the Puente Hills Blind 
Thrust. Consequently, development of the 
proposed project could expose people 
and structures to strong seismic ground 
shaking. However, the potential for 
exposing people or structures to seismic 
risks would be reduced with the following 
applicable Regulatory Compliance 
Measure (RCM) RC-GEO-1, which 
requires that the design and the 
construction of the project conform to the 
California Building Code seismic 
standards as approved by the Department 
of Building and Safety. In addition, the 
proposed project would also be required 
to comply with the California Department 
of Conservation, Division of Mines and 
Geology (CDMG) Special Publications 
117, Guidelines for Evaluating and 
Mitigating Seismic Hazards in California 
(1997), which provides guidance for the 
evaluation and mitigation of 
earthquake-related hazards. Therefore, in 
conjunction with the above RCM and 
CDMG requirements, impacts related to 
causing personal injury or death or result 
in property damage from seismic ground 
shaking would be less than significant.

LESS THAN SIGNIFICANT IMPACTb.
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NO IMPACT A significant impact would occur if the 
proposed project would expose people or 
structures to loss, injury or death 
involving seismic-related ground failure, 
including liquefaction. Liquefaction is the 
loss of soil strength or stiffness due to a 
buildup of pore-water pressure during 
severe ground shaking. According to the 
California Department of Conservation's 
Seismic Hazard Zones Map and the 
Environmental and Public Facilities Map, 
the project site is not located within a 
liquefaction zone Therefore, no impact 
would occur.

c.

NO IMPACTd. A significant impact would occur if the 
proposed project would expose people or 
structures to loss, injury or death 
involving landslides. According to the 
California Department of Conservation, 
Division of Mines and Geology, the 
Seismic Hazard Zones Map for the 
Hollywood Quadrangle shows the project 
site is not located within a landslide 
hazard zone. Further, the project site and 
surrounding area, which is relatively flat, 
is not located in a hillside area with 
unstable geological conditions or soil 
types that would be susceptible to failure 
when saturated. Therefore, no impact 
would occur.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project would result in 
substantial erosion or the loss of topsoil. 
Although less than 1,000 cubic yards 
grading is proposed, construction 
activities related to the proposed project 
would result in ground surface 
disturbance during site clearance, thereby 
creating the potential for soil erosion to 
occur. However, construction activities 
would be performed in accordance with 
the requirements of the Los Angeles 
Building Code; and all onsite grading and 
site preparation would comply with 
applicable provisions of Chapter IX, 
Division 70 of the LAMC. The potential to 
result in substantial soil erosion or loss of 
topsoil would be further reduced with the 
following applicable Regulatory 
Compliance Measure (RCM) RC-WQ-1, 
which requires that all wastewater from 
the project be treated according to 
requirements of the National Pollutant 
Discharge Elimination System (NPDES) 
as authorized by the Los Angeles 
Regional Water Quality Control Board

e.
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(LARWQCB); and that a Storm Water 
Pollution Prevention Plan (SWPPP) 
implement construction Best 
Management Practices (BMP) to ensure 
that the potential for soil erosion and 
sedimentation is minimized and to control 
the discharge of pollutants in storm water 
runoff as a result of construction activities; 
and (RCM) RC-GEO-6, which requires 
that expansive soils areas be assessed in 
a geotechnical report and compliance with 
conditions contained in the Department of 
Building and Safety’s Soils Report 
Approval Letter when issued. Therefore, 
in conjunction with the above RCM, 
impacts related to soil erosion or loss or 
topsoil would be less than significant.

f. LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
project was located in an area with 
unstable geological conditions that could 
result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or 
collapse. Subsidence and ground collapse 
generally occur in areas with active 
groundwater withdrawal or petroleum 
production. The extraction of groundwater 
or petroleum from sedimentary source 
rocks can cause the permanent collapse 
of the pore space previously occupied by 
the removed fluid. The project site is not 
identified as being located in an oil field or 
within an oil drilling area. According to the 
California Department of Conservation’s 
Seismic Hazard Zones Map and the 
Environmental and Public Facilities Map, 
the project site is not located within a 
landslide or liquefaction zone. Although 
less than 1,000 cubic yards grading is 
proposed, the project would be required 
to implement standard construction 
practices that would ensure that the 
integrity of the project site and the 
proposed structures is maintained. The 
potential for the proposed project to 
expose people or structures to geological 
failure would be further reduced with the 
following applicable Regulatory 
Compliance Measures (RCM) RC-GEO-1, 
as described in Section VI.b; RC-GEO-2, 
which requires that the grading plan 
conform with the City’s Landform Grading 
Manual guidelines, subject to approval by 
the Department of Building and Safety’s 
Grading Division, and appropriate erosion 
control and drainage devices to the 
satisfaction of the Building and Safety 
Department; and RC-GEO-6, as
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described in Section VI.e. Accordingly, 
based on the facts herein and in 
conjunction with the above RCMs, 
impacts related to the potential for 
landslide lateral spreading, subsidence, 
liquefaction or collapse would be less 
than significant.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project would be built on 
expansive soils without proper site 
preparation or design features to provide 
adequate foundations for project 
buildings, thus, posing a hazard to life and 
property. Expansive soils have relatively 
high clay mineral and expand with the 
addition of water and shrink when dried, 
which can cause damage to overlying 
structures. Soils on the project site may 
have the potential to shrink and swell 
resulting from changes in the moisture 
content. In addition, the proposed project 
would be required to comply with the 
requirements of the UBC, LAMC, and 
other applicable building codes. 
Accordingly, based on the facts herein, 
impacts related to the expansive soil 
would be less than significant.___________

9-

h. NO IMPACT A significant impact would occur if the 
proposed project had soils incapable of 
supporting adequate wastewater. The 
project site is located in a highly 
urbanized area, where wastewater 
infrastructure is currently in place. The 
proposed project would connect to 
existing sewer lines that serve the project 
site and would not use septic tanks or 
alternative wastewater disposal systems. 
Therefore, no impact would occur.______

VII. GREEN HOUSE GAS EMISSIONS
POTENTIALLY SIGNIFICANT UNLESS 
MITIGATION INCORPORATED

A significant impact would occur if the 
proposed project generates 
greenhouse gases (GHG) that may 
have a significant impact on the 
environment. GHG are those gaseous 
constituents of the atmosphere, both 
natural and human generated, that 
absorb and emit radiation at specific 
wavelengths within the spectrum of 
terrestrial radiation emitted by the 
earth’s surface, the atmosphere itself, 
and by clouds. GHG’s, such as carbon 
dioxide (C02), methane (CH4), and 
nitrous oxide (N20), keep the average 
surface temperature of the Earth close 
to 60 degrees Fahrenheit (°F). Without 
the greenhouse effect, the Earth would

VII-10
Requiring any new construction to 
include 20 percent of parking set aside 
for EV ready parking will reduce 
potentially significant impacts related 
to increased greenhouse gas 
emissions to less than significant.

a.
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be a frozen globe with an average 
surface temperature of about 5°F. The 
City has adopted the LA Green Plan to 
provide a city wide plan for achieving 
the City’s GHG emissions targets, for 
both existing and future generation of 
GHG emissions. In order to implement 
the goal of improving energy 
conservation and efficiency, the Los 
Angeles City Council has adopted 
multiple ordinances and updates to 
establish the current Los Angeles 
Green Building Code (LAGBC) 
(Ordinance No. 179,890). The LAGBC 
requires projects to achieve a 20 
percent reduction in potable water use 
and wastewater generation. As the 
LAGBC includes applicable provisions 
of the State’s CALGreen Code, a new 
development project that can 
demonstrate it complies with the 
LAGBC is considered consistent with 
statewide GHG reduction goals and 
policies including AB32 (California 
Global Warming Solutions Act of 
2006). Through required 
implementation of the LAGBC, the 
proposed project would be consistent 
with local and statewide goals and 
policies aimed at reducing the 
generation of GHGs. Therefore, in 
conjunction with the referenced 
mitigation measure, potentially 
significant impacts related to the 
proposed project’s generation of GHG 
emissions would be reduced to less 
than significant.___________________
A significant impact would occur if the 
proposed project conflicted with an 
applicable plan, policy or regulation 
adopted for the purpose of reducing 
emissions of greenhouse gases (GHG). 
The California legislature passed Senate 
Bill (SB) 375 to connect regional 
transportation planning to land use 
decisions made at a local level. SB 375 
requires the metropolitan planning 
organizations to prepare a Sustainable 
Communities Strategy (SCS) in their 
regional transportation plans to achieve 
the per capita GHG reduction targets. For 
the SCAG region, the SCS is contained in 
the 2012-2035 Regional Transportation 
Plan/Sustainable Communities Strategy 
(RTP/SCS). The 2012-2035 RTP/SCS 
focuses the majority of new housing and 
job growth in high-quality transit areas

LESS THAN SIGNIFICANT IMPACTb.
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and other opportunity areas on existing 
main streets, in downtowns, and 
commercial corridors, resulting in an 
improved jobs-housing balance and more 
opportunity for transit-oriented 
development. In addition, SB 743, 
adopted September 27, 2013, 
encourages land use and transportation 
planning decisions and investments that 
reduce vehicle miles traveled that 
contribute to GHG emissions, as required 
by AB 32. The project would provide an 
infill mixed-use development and would 
not interfere with SCAG’s ability to 
implement the regional strategies outlined 
in the 2012-2035 RTP/SCS. Therefore, it 
can be found that the proposed project 
would be consistent with statewide, 
regional and local goals and policies 
aimed at reducing GHG emissions and 
that impacts related to plans that target 
the reduction of GHG emissions would be 
less than significant.___________________

VIII. HAZARDS AND HAZARDOUS MATERIALS
LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 

proposed project would create a 
significant hazard to the public or the 
environment through the routine 
transport, use, or disposal of hazardous 
materials. The proposed project includes 
the construction of a five-story, 28-room 
hotel with ground floor retail and surface 
parking. Construction of the proposed 
project would involve the temporary use 
of potentially hazardous materials, 
including vehicle fuels, oils, and 
transmission fluids. Operation of the 
project would involve the limited use and 
storage of common hazardous 
substances typical of those used in 
mixed-use developments, including 
lubricants, paints, solvents, custodial 
products (e.g., cleaning supplies), 
pesticides and other landscaping 
supplies, and vehicle fuels, oils, and 
transmission fluids. Though the proposed 
project would involve temporary or limited 
use of potentially and/or common 
hazardous materials and substances, as a 
mixed-use development, it would not 
involve large quantities of hazardous 
materials that would require routine 
transport, use, or disposal. Further, 
compliance to applicable standards and 
regulations and adherence to 
manufacturer’s instructions related to the

a.
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transport, use, or disposal of hazardous 
materials shall be required. Therefore, 
impacts related to the routine transport, 
use, or disposal of hazardous materials 
would be less than significant._________

b. LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project created a significant 
hazard to the public or environment due 
to a reasonably foreseeable release of 
hazardous materials. The existing 
10-room motel was built in 1946 and 
therefore may contain 
asbestos-containing materials (ACMs) 
and lead-based paint (LBP). Demolition of 
this building would have the potential to 
release asbestos fibers into the 
atmosphere if such materials exist and 
they are not properly stabilized or 
removed prior to demolition activities. The 
potential for the release of hazardous 
materials would be reduced with the 
following applicable Regulatory 
Compliance Measure (RCM) RC-HAZ-1, 
which requires that prior to the issuance 
of any permit for demolition or alteration 
of the existing structure, the applicant 
shall provide a letter to the Department of 
Building and Safety (DBS) from a qualified 
asbestos abatement consultant indicating 
that no Asbestos-Containing Materials 
(ACM) are present in the building, or that 
any ACMs present will need to be abated 
in compliance with the South Coast Air 
Quality Management District's Rule 1403 
and all other State and Federal rules and 
regulations; and that a lead-based paint 
survey shall be performed to the written 
satisfaction of the DBS, or that if 
lead-based paint materials are identified, 
standards handling and disposal practices 
shall be implemented per OSHA 
regulations; and RC-HAZ-2, which 
requires that for projects located in the 
Methane Zone, the Site shall be 
independently analyzed by a qualified 
engineer who shall investigate and design 
a methane mitigation program in 
compliance with the LADBS Methane 
Mitigation Standards, and shall be 
implemented per DOGGR, LADBS and 
LAFD plan review and approval prior to 
the issuance of a building permit. 
Accordingly, based on the facts herein 
and in conjunction with the above RCMs, 
impacts related to hazardous materials 
would be less than significant.___________
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LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project emitted hazardous 
emissions or handled hazardous 
materials, substances or waste within a 
one quarter mile of an existing or 
proposed school. The project site is 
located 0.048 miles north of Grafts 
Elementary School; and 0.06 miles west 
of the Miguel Contreas Learning 
Complex. The project proposes infill 
development of a 28-room hotel with 
ground floor retail, a combination of uses 
expected to use and store very small 
amounts of hazardous materials, such as 
paints, solvents, cleaners, pesticides, etc. 
Nevertheless, all hazardous materials 
within the project site would be acquired, 
handled, used, stored, transported, and 
disposed of in accordance with all 
applicable federal, State, and local 
requirements. The potential for the 
proposed project to emit hazardous 
materials within one-quarter mile of an 
existing school would be further reduced 
with the following applicable Regulatory 
Compliance Measures (RCM) RC-HAZ-1 
and HAZ-2, as described in Section VIII.b. 
Accordingly, based on the facts herein 
and in conjunction with the above RCMs, 
impacts related to the release, emission, 
handling and disposal of hazardous 
materials would be less than significant.

c.

d. NO IMPACT A significant impact would occur if the 
project site is included on a list of 
hazardous materials sites compiled 
pursuant to Government Code Section 
65962.5 and would create a significant 
hazard to the public or the environment. 
The California Department of Toxic 
Substances Control (DTSC) maintains a 
database (EnviroStor) that provides 
access to detailed information on 
hazardous waste permitted sites and 
corrective action facilities, as well as 
existing site cleanup information. 
EnviroStor also provides information on 
investigation, cleanup, permitting, and/or 
corrective actions that are planned, being 
conducted, or have been completed 
under DTSC’s oversight. A review of 
EnviroStor did not identify any records of 
hazardous waste facilities on the project 
site. Therefore, no impact would occur.
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A significant impact would occur if the 
proposed project was located within an 
airport land use plan or within two miles of 
a public or public use airport and would 
result in a safety hazard for people 
residing or working in the project area.
The project site is not located in an airport 
land use plan or within two miles of a 
public or public use airport. Therefore, no 
impact would occur. __________________

NO IMPACTe.

A significant impact would occur if the 
proposed project was located within the 
vicinity of a private airstrip and would 
result in a safety hazard for people 
residing or working in the project area. 
The project site is not located within the 
vicinity of a private airstrip. Therefore, no 
impact would occur.___________________

NO IMPACTf.

A significant impact would occur if the 
proposed project impaired the 
implementation of or physically interfered 
with an adopted emergency response 
plan or emergency evacuation plan. The 
nearest designated emergency route to 
the project site is Beverly Boulevard, 
approximately 0.22 miles to the north; and 
Alvarado Street, approximately 0.68 miles 
to the west (City of Los Angeles, Safety 
Element of the Los Angeles City General 
Plan, Critical Facilities and Lifeline 
Systems, Exhibit H, November 1996).
The proposed project would not require 
the closure of any public or private streets 
and would not impede emergency vehicle 
access to the project site or surrounding 
area. Additionally, emergency access to 
and from the project site would be 
provided in accordance with requirements 
of the Los Angeles Fire Department 
(LAFD). Based on the information herein, 
impacts related to any interference with 
an adopted emergency response plan or 
emergency evacuation plan would be less 
than significant._______________________

LESS THAN SIGNIFICANT IMPACTg-

A significant impact would occur if the 
proposed project exposed people and 
structures to high risk of wildfire. The 
project site is located in a highly 
urbanized area of the City and the area 
surrounding the project site is completely 
developed. Accordingly, the project site 
and the surrounding area are not subject 
to wildland fires. Therefore, no impact 
would occur.

NO IMPACTh.

IX. HYDROLOGY AND WATER QUALITY
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LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project violates any water 
quality standards or waste discharge 
requirements. The proposed project 
includes the construction of five-story, 
28-room hotel with ground floor retail and 
surface parking. As is typical of most 
non-industrial urban development, storm 
water runoff from the proposed project 
has the potential to introduce small 
amounts of pollutants into the storm water 
system. Pollutants would be associated 
with runoff from landscaped areas 
(pesticides and fertilizers) and paved 
surfaces (ordinary household cleaners). 
Thus, the proposed project would be 
required to comply with the City’s Storm 
Water and Urban Runoff Pollution Control 
regulations (Ordinance No. 172,176 and 
No. 173,494) to ensure pollutant loads 
from the project site are minimized for 
downstream receiving waters. These 
ordinances contain requirements for 
construction activities and operation of 
development and redevelopment projects 
to integrate low impact development 
practices and standards for storm water 
pollution mitigation, and maximize open, 
green and pervious space on all 
developments and redevelopments 
consistent with the City’s landscape 
ordinance. Conformance would be 
ensured during the City’s building plan 
review and approval process. The 
potential for violations of water quality 
standards and waste discharge 
requirements would be further reduced 
with the following applicable Regulatory 
Compliance Measures (RCM) RC-WQ-1. 
which requires that all wastewater from 
the project be treated according to 
requirements of the National Pollutant 
Discharge Elimination System (NPDES) 
as authorized by the LARWQCB; and that 
a Storm Water Pollution Prevention Plan 
(SWPPP) implement construction Best 
Management Practices (BMP) to ensure 
that the potential for soil erosion and 
sedimentation is minimized and to control 
the discharge of pollutants in storm water 
runoff as a result of construction activities; 
RC-WQ-3, which requires the Applicant to 
submit a Low Impact Development (LID) 
Plan and/or Standard Urban Storm water 
Mitigation Plan (SUSMP) to the City of 
Los Angeles Bureau of Sanitation (BOS) 
Watershed Protection Division for review

a.
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and approval, and the LID Plan and/or 
SUSMP which shall be prepared 
consistent with the requirements of the 
Development Best Management 
Practices (BMP) Handbook; and 
RC-WQ-4, which requires that a BMP be 
designed to retain or treat the runoff from 
a storm event within the Development 
BMP Handbook Part B Planning Activities. 
Therefore, in conjunction with compliance 
with the above regulations and RCMs, 
impacts related to the violation of water 
quality standards or waste discharge 
requirements would be less than 
significant.____________________________
A significant impact would occur if the 
proposed project would substantially 
deplete groundwater or interfere with 
groundwater recharge. Potable water 
would be supplied by the Los Angeles 
Department of Water and Power 
(LADWP), which draws its water supplies 
from distant sources for which it conducts 
its own assessment and mitigation of 
potential environmental impacts.
Therefore, the project would not require 
the use, direct additions or withdrawals of 
groundwater at the site. Additionally, less 
than 1,000 cubic yards of grading is 
proposed as part of this project work 
scope and consequently no interception of 
existing aquifers or penetration of the 
existing water table. Therefore, impacts 
related to groundwater supplies or 
groundwater recharge would be less than 
significant._____________________________

LESS THAN SIGNIFICANT IMPACTb.

A significant impact would occur if the 
proposed project would substantially alter 
the drainage pattern of an existing stream 
or river such that substantial erosion or 
siltation on- or off-site would occur. There 
are no streams or rivers located in the 
project vicinity. Though project 
construction would temporarily expose 
on-site soils to surface water runoff, the 
project site has already been disturbed as 
it is currently developed with a 10-room 
motel and surface parking, resulting in a 
site that is almost entirely impervious. 
Given this fact, impermeable surfaces 
resulting from the development of the 
proposed project would not substantially 
change the volume or direction of storm 
water runoff, and any storm water or 
runoff irrigation waters generated by the 
amount of impermeable surfaces

LESS THAN SIGNIFICANT IMPACTc.
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resulting from the development would 
continue to flow to the City's storm drain 
system. The potential to alter an existing 
drainage pattern would be further 
reduced with the following applicable 
Regulatory Compliance Measures (RCM) 
RC-WQ-3 and WQ-4, as described in 
Section IX.a. Accordingly, based on the 
facts herein and in conjunction with the 
above RCMs, impacts related to the 
alteration of drainage patterns and on- or 
off-site erosion or siltation would be less 
than significant.

LESS THAN SIGNIFICANT IMPACTd. A significant impact would occur if the 
proposed project would substantially alter 
the drainage pattern of the existing site or 
area, including through the alteration of 
the course of a stream or river such that 
flooding on- or off-site would occur. The 
project site is located in a highly 
urbanized area within the Westlake 
Community Plan area. There are no 
streams or rivers located in the project 
vicinity. During project operation, storm 
water or any runoff irrigation waters would 
be directed into existing storm drains that 
are currently receiving surface water 
runoff under existing conditions. In 
addition, the project site has already been 
disturbed as it is currently developed with 
a 10-room motel and surface parking 
resulting in a site that is almost entirely 
impervious. Therefore, impermeable 
surfaces resulting from the development 
would not substantially change the 
volume of storm water runoff in a manner 
that would result in flooding on- or off-site. 
The potential to alter an existing drainage 
pattern would be further reduced with the 
following applicable Regulatory 
Compliance Measures (RCM) RC- WQ-3 
and WQ-4, as described in Section IX.a. 
Accordingly, based on the facts herein 
and in conjunction with the above RCMs, 
impacts the alteration of drainage 
patterns and on- or off-site flooding would 
be less than significant._________

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project created or contributed 
runoff water which would exceed the 
capacity of existing or planned storm 
water drainage systems or provide 
substantial additional source of polluted 
runoff. The project site has already been 
disturbed as it is currently developed with 
a 10-room motel and surface parking

e.
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resulting in a site that is almost entirely 
impervious. Given this fact, impermeable 
surfaces resulting from the development 
of the proposed project would not 
substantially change the volume or 
direction of storm water runoff, and any 
storm water or runoff irrigation waters 
generated by the amount of impermeable 
surfaces resulting from the development 
would continue to flow to the City’s storm 
drain system. Accordingly, since the 
volume of runoff from the site would not 
measurably increase over existing 
conditions, water runoff after development 
would not exceed the capacity of existing 
or planned drainage systems.
Additionally, any project that creates, 
adds or replaces 500 square feet of 
impervious surface must comply with the 
Low impact Development (LID) Ordinance 
or alternatively, the City’s Standard Urban 
Storm water Mitigation Plan (SUSMP), as 
an LAMC requirement to address water 
runoff and storm water pollution. The . 
potential to exceed the storm water 
drainage system capacity would be 
further reduced with the following 
applicable Regulatory Compliance 
Measures (RCM) RC-WQ-3 and WQ-4, 
as described in Section IX.a. Therefore, in 
conjunction with compliance with the 
above regulations and RCMs, impacts 
related to existing storm drain capacities 
or water quality would be less than 
significant.____________________________
A significant impact may occur if the 
proposed project would substantially 
degrade water quality. The proposed 
construction of 28-room hotel with ground 
floor retail and surface parking does not 
include potential sources of contaminants, 
and would comply with all federal, state 
and local regulations governing storm 
water discharge. The potential for water 
quality degradation would be further 
reduced with the following applicable 
Regulatory Compliance Measures (RCM) 
RC-WQ-1, WQ-3 and WQ-4, as described 
in Section IX.a. Therefore, in conjunction 
with compliance with the above 
regulations and RCMs, impacts related to 
water quality would be less than 
significant.____________________________

LESS THAN SIGNIFICANT IMPACTf.
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NO IMPACT A significant impact would occur if the 
proposed project placed housing within a 
100-year or 500-year floodplain or would 
impede or redirect flood flows. According 
to the Safety Element of the City of Los 
Angeles General Plan Safety Element of 
the Los Angeles City General Plan, 
Critical Facilities and Lifeline Systems, 
Exhibit F, the project site is not located 
within a 100-year or 500-year floodplain. 
Therefore, no impact would occur.______

NO IMPACTh. A significant impact would occur if the 
proposed project placed structures within 
a 100-year or 500-year floodplain which 
would impede or redirect flood flows. 
According to the Safety Element of the 
City of Los Angeles General Plan Safety 
Element of the Los Angeles City General 
Plan, Critical Facilities and Lifeline 
Systems, Exhibit F, the project site is not 
located within a 100-year or 500-year 
floodplain. Therefore, no impact would 
occur.

NO IMPACT A significant impact would occur if the 
proposed project exposed people or 
structures to a significant risk of loss, 
injury or death involving flooding. The 
project site and the surrounding areas are 
not located within a flood hazard area. 
Accordingly, the proposed project would 
not expose people or structures to a 
significant risk of loss, injury, or death 
involving flooding. Therefore, no impact 
would occur.

i.

NO IMPACT A significant impact would occur if the 
proposed project would be susceptible to 
inundation by seiche, tsunami, or 
mudflow. A seiche is an oscillation of a 
body of water in an enclosed or 
semi-enclosed basin, such as a reservoir, 
harbor, or lake. A tsunami is a great sea 
wave produced by a significant undersea 
disturbance. Mudflows result from the 
down slope movement of soil and/or rock 
under the influence of gravity. The project 
site and the surrounding areas are not 
located near a water body to be inundated 
by seiche, as the project site and the 
surrounding areas are located over 15 
miles east of the Pacific Ocean.
Therefore, no impact would occur.

J-

X. LAND USE AND PLANNING
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A significant impact would occur if the 
proposed project would physically divide 
an established community. A physical 
division of an established community is 
caused by an impediment to through 
travel or a physical barrier, such as a new 
freeway with limited access between 
neighborhoods on either side of the 
freeway, or major street closures. The 
proposed project is located on two 
contiguous interior lots surrounded by 
multifamily residential, commercial and 
institutional uses and would not involve 
any street vacation or closure or result in 
development of new thoroughfares or 
highways. Further, the construction of a 
28-room hotel with ground floor retail in 
an urbanized area in Los Angeles would 
not divide an established community. 
Therefore, no impact would occur._______

NO IMPACTa.

A significant impact may occur if the 
proposed project conflicts with the 
General Plan, Specific Plan, or Zoning 
Ordinance and would result in adverse 
environmental effects, which the above 
ordinances are designed to avoid or 
mitigate. The site is located within the 
Westlake Community Plan Area with a 
General Plan land use designation of 
Highway Oriented Commercial - High 
Medium Residential. The project site is 
located within the Central City West 
Specific Plan - Central Subarea 
(Witmer/Lucas Neighborhood District) and 
is currently zoned RC4(CW)-U/3. As 
proposed, the project does not comply 
with the Specific Plan zoning as related to 
land use, or the Los Angeles Municipal 
Code as related to the parking. The 
current RC4 Zone allows a development 
density of 200 square feet per guest room 
or a maximum of 44 guest rooms for a site 
that is 8,942.5 square feet in size; a Floor 
Area Ratio (FAR) restricted to 3:1 and an 
unlimited building height. The project 
consists of a new five-story, 28-room hotel 
with ground floor retail and surface 
parking, resulting in a 2.14 FAR. While 
the project complies with the majority of 
the RC4 development regulations, it does 
not comply with the land use regulations 
given that hotels are prohibited in the 
RC4 Zone. The existing motel has been 
in continuous operation since 1946, prior 
to the adoption of the Central City West 
Specific Plan. The applicant would like to 
remove the existing hotel and rebuild from

b. LESS THAN SIGNIFICANT IMPACT
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ground up, thereby surrendering the 
motel’s grandfathered land use rights. As 
such, the project includes a Specific Plan 
Amendment to change the Specific Plan 
zoning from RC4(CW)-U/3 to 
RC5(CW)-U/3 to allow the site to continue 
operating as a hotel use, while upgrading 
the site and development. It should be 
noted that the Specific Plan Amendment 
to change the Specific Plan zoning from 
RC4(CW)-U/3 to RC5(CW)-U/3 would 
remain consistent with the underlying 
land use designation. The project also 
includes a Zone Variance request to 
permit 24 parking spaces in lieu of the 
required 31 parking spaces. The 
proposed retail use will be a commercial 
bike rental facility for visiting tourists who 
are less likely to be using cars, given the 
temporary nature of their stay. In 
conjunction with the request for the 
Specific Plan Amendment and the Zone 
Variance, the project would be compliant 
with the regulations of the Central City 
West Specific Plan, the Los Angeles 
Municipal Code and the allowable land 
uses as set forth by the General Plan. 
Therefore, impacts related to conflicts 
with the General Plan, Specific Plan, or 
Zoning Ordinance that could result in 
adverse environmental effects would be 
less than significant.

NO IMPACT A significant impact would occur if the 
proposed project conflicted with any 
applicable habitat conservation plan or 
natural community conservation plan. The 
project site is not located within an area 
governed by a habitat conservation plan 
or natural community conservation plan. 
Therefore, no impact would occur._______

c.

XI. MINERAL RESOURCES
NO IMPACT A significant impact would occur if the 

proposed project would result in the loss 
of availability of a known mineral resource 
that would be of value to the region and 
the residents of the state. The project site 
is not classified by the City as containing 
significant mineral deposits. The project 
site is currently designated for Highway 
Oriented Commercial - High Medium 
Residential and not as a mineral 
extraction land use. In addition, the 
project site is not identified by the City as 
being located in an oil field or within an oil 
drilling area. Therefore, no impact would 
occur.

a.
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A significant impact would occur if the 
proposed project would result in the loss 
of availability of known mineral resources 
of regional value or locally-important 
mineral resource recovery site. The 
project site is not classified by the City as 
containing significant mineral deposits. 
The project site is currently designated for 
Highway Oriented Commercial - High 
Medium Residential and not as a mineral 
extraction land use. In addition, the 
project site is not identified by the City as 
being located in an oil field or within an oil 
drilling area. Therefore, no impact would 
occur.

NO IMPACTb.

XII. NOISE
A significant impact would occur if the 
proposed project exposed people to or 
generated noise levels in excess of 
standards established in the local 
General Plan, Noise Ordinance, or 
applicable standards of other 
agencies. The City of Los Angeles has 
established policies and regulations 
concerning the generation and control 
of noise that could adversely affect its 
citizens and noise-sensitive land uses. 
Construction activity would result in 
temporary increases in ambient noise 
levels in the project area on an 
intermittent basis. Noise levels would 
fluctuate depending on the 
construction phase, equipment type 
and duration of use, distance between 
the noise source and receptor, and 
presence or absence of noise 
attenuation barriers. Given that the 
project site is located near residential 
and institutional developments, it has 
the potential to expose people to 
construction noise, which will cause a 
temporary increase in ambient noise 
levels. However, the construction 
activities related to the project will be 
subject to the LAMC Sections 112.05 
(Maximum Noise Level of Powered 
Equipment or Powered Hand Tools) 
and 41.40 (Noise Due to Construction, 
Excavation Work - When Prohibited) 
regarding construction hours and 
construction equipment noise 
thresholds, in addition to compliance 
with the City of Los Angeles General 
Plan Noise Element. The potential for 
excessive noise would be further 
reduced with the following applicable

XII-20, XII-60
Limiting demolition and construction 
hours; scheduling operation of 
equipment to ensure multiple pieces 
are not being used simultaneously; 
and requiring the use of power 
construction equipment with 
noise-shielding muffling devices will 
reduce potentially significant impacts 
related to increased noise levels 
during demolition, grading and 
construction activities to less than 
significant. Additionally, requiring wall 
to floor-ceiling assemblies separating 
commercial tenant spaces, residential 
units and public spaces to have a 
Sound Transmission Coefficient (STC) 
value of at least 50 will reduce 
potentially significant impacts related 
to increased noise levels within a 
mixed-use development to less than 
significant.

POTENTIALLY SIGNIFICANT UNLESS 
MITIGATION INCORPORATED

a.
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Regulatory Compliance Measure (RCM) 
RC-NO-1, which requires compliance 
with the City of Los Angeles Noise 
Ordinance No. 161,574 and any 
subsequent ordinances which prohibit 
the emission of creation of noise 
beyond certain levels at adjacent uses 
unless technically infeasible. With 
implementation of the referenced 
mitigation measures and the above 
RCM, potentially significant impacts 
related to excessive noise would be 
reduced to less than significant.______

b. POTENTIALLY SIGNIFICANT UNLESS 
MITIGATION INCORPORATED

A significant impact would occur if the 
proposed project exposed people or 
generated excessive ground borne 
vibration or noise levels. Construction 
activities can generate varying degrees 
of vibration, depending on the 
construction procedures and the type 
of construction equipment used. 
Though high levels of vibration may 
cause physical personal injury or 
damage to buildings, vibrations rarely 
affect human health. The operation of 
construction equipment generates 
vibrations that spread through the 
ground and diminish with distance 
from the source. The project is 
surrounded by noise-sensitive 
receptors such as multi-family 
residential uses and schools. The 
construction of a five-story, 28-room 
hotel with ground floor retail and 
surface parking will expose 
neighboring residents to temporary 
increases in ground borne vibration. 
However, unless heavy construction 
activities are conducted extremely 
close (within a few feet) to the 
neighboring structures, vibrations 
from construction activities rarely 
reach the levels that damage 
structures. The proposed project 
complies with the residential setback 
requirements for a key lot in the R5 
Zone, maintaining a 10-foot front yard 
setback; 5-foot side yard setbacks; 
and a 15-rear yard setback. The 
potential for impacts related to 
vibrations created by the construction 
is temporary and impacts would be 
further reduced with the following 
applicable Regulatory Compliance 
Measure (RCM) RC-NO-1 as described 
in Section Xll.a. With implementation 
of the referenced mitigation measure

XII-20, XII-60
Limiting demolition and construction 
hours; scheduling operation of 
equipment to ensure multiple pieces 
are not being used simultaneously; 
and requiring the use of power 
construction equipment with 
noise-shielding muffling devices will 
reduce potentially significant impacts 
related to increased noise levels 
during demolition, grading and 
construction activities to less than 
significant. Additionally, requiring wall 
to floor-ceiling assemblies separating 
commercial tenant spaces, residential 
units and public spaces to have a 
Sound Transmission Coefficient (STC) 
value of at least 50 will reduce 
potentially significant impacts related 
to increased noise levels within a 
mixed-use development to less than 
significant.
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and the above RCM, potentially 
significant impacts related to 
construction vibration would be 
reduced to less than significant.
A significant impact would occur if the 
project caused a substantial permanent 
increase in noise levels above existing 
ambient levels. The proposed project 
includes the construction of a five-story, 
28-room hotel with ground floor retail and 
surface parking, which will result in a 
permanent increase in ambient noise 
typical of mixed-use developments. For 
instance, new stationary sources of noise, 
such as rooftop mechanical HVAC 
equipment, would be installed on the 
proposed development. However, the 
design of the equipment will be required 
to comply with LAMC Section 112.02, 
which prohibits noise from air 
conditioning, refrigeration, heating, 
pumping, and filtering equipment from 
exceeding the ambient noise level on the 
premises of other occupied properties by 
more than five dBA. With implementation 
of the regulations that address rooftop 
mechanical equipment, the 
implementation of the referenced 
mitigation measure and following 
applicable Regulatory Compliance 
Measure (RCM) RC-NO-1 as described in 
Section Xll.a, potentially significant 
impacts related to a substantial 
permanent increase for nearby sensitive 
receptors would be reduced to less than 
significant.______________ ______________

LESS THAN SIGNIFICANT IMPACTc.

A significant impact would occur if the 
project resulted in substantial temporary 
or periodic increase in ambient noise 
levels. As discussed above, with 
implementation of the referenced 
mitigation measure and following 
applicable Regulatory Compliance 
Measure (RCM) RC-NO-1 as described in 
Section Xll.a, potentially significant 
impacts related to temporary or periodic 
noise increases related to construction 
and operational noise and vibration would 
be reduced to a less than significant.

LESS THAN SIGNIFICANT IMPACTd.

A significant impact would occur if the 
proposed project induced substantial 
growth in an area directly or indirectly. 
There will be no increase in residential 
population resulting from the proposed 
project which currently includes one 
manager’s unit that will be retained with

NO IMPACTe.
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the construction of the project. Therefore, 
no impact would occur.

NO IMPACTf. A significant impact would occur if the 
proposed project would expose people 
residing or working in the project area to 
excessive noise levels from a private 
airstrip. The proposed project is not within 
the vicinity of a private airstrip. Therefore, 
no impact would occur.

XIII. POPULATION AND HOUSING
NO IMPACT A significant impact would occur if the 

proposed project induced substantial 
growth in an area directly or indirectly. 
There will be no increase in residential 
population resulting from the proposed 
project which currently includes one 
manager's unit that will be retained with 
the construction of the project. Therefore, 
no impact would occur.________________

a.

NO IMPACTb. A significant impact would occur if the 
proposed project would displace a 
substantial quantity of existing 
residences, necessitating replacement 
housing elsewhere. The project does not 
propose to remove any existing 
residential units. There is currently one 
manager's unit that will be retained with 
the construction of the project. Therefore, 
no impact would occur.

NO IMPACT A significant impact would occur if the 
proposed project would displace a 
substantial number of people 
necessitating replacement housing 
elsewhere. The project does not propose 
to remove any existing residential units. 
There is currently one manager’s unit that 
will be retained with the construction of 
the project. Therefore, no impact would 
occur.

c.

XIV. PUBLIC SERVICES
LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 

project resulted in substantial adverse 
physical impacts associated with the 
provision or need of new or physically 
altered government facilities, or the 
construction of which could cause 
environmental impacts, in order to 
maintain acceptable service ratios, 
response time or performance objectives 
for fire protection. The project site and the 
surrounding area are currently served by 
Fire Station 3, located at 108 North 
Fremont Avenue, approximately 0.7 miles 
northeast of the project site. Additionally, 
Fire Station 11, located at 1819 West 7th

a.
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Street (approximately 1.1 miles west of 
the project site), Fire Station 20, located 
at 2144 West Sunset Boulevard 
(approximately 1.6 miles north of the 
project site), Fire Station 6 located at 326 
Virgil Avenue (approximately 2.3 miles to 
the northwest of the project site) and Fire 
Station 56 located at 2759 Rowena 
Avenue (approximately 3.6 miles north of 
the project site) and 1601 North Hillhurst 
Avenue (approximately 3.6 miles 
northwest from the project site) are also 
available to provide additional services to 
this area. The proposed project would 
result in a net increase of 18 guest rooms, 
which could increase the number of 
emergency calls and demand for LAFD 
fire and emergency services. To maintain 
the level of fire protection and emergency 
services, the LAFD may require additional 
fire personnel and equipment. However, 
given that six (6) fire stations are in close 
proximity to the project site, it is not 
anticipated that there would be a need to 
build a new or expand an existing fire 
station to serve the proposed project and 
maintain acceptable service ratios, 
response times, or other performance 
objectives for fire protection. By analyzing 
data from previous years and 
continuously monitoring current data 
regarding response times, types of 
incidents, and call frequencies, LAFD can 
shift resources to meet local demands for 
fire protection and emergency services. 
Therefore, impacts related to capacity and 
service level, response time and 
performance objectives for fire protection 
would be less than significant.___________

A significant impact would occur if the 
project resulted in substantial adverse 
physical impacts associated with the 
provision or need of new or physically 
altered government facilities, or the 
construction of which could cause 
environmental impacts, in order to 
maintain acceptable service ratios, 
response time or performance objectives 
for police protection. The proposed project 
would result in a net increase of 18 guest 
rooms and could increase demand for 
police service. The project site and the 
surrounding area are currently served by 
LAPD’s Rampart Community Police 
Station, located at 1401 West 6th Street 
(approximately 0.5 miles southwest of the 
project site). Prior to the issuance of a

LESS THAN SIGNIFICANT IMPACTb.
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building permit, the LAPD would review 
the project plans to ensure that the design 
of the project follows the LAPD’s Design 
Out Crime Program, an initiative that 
introduces the techniques of Crime 
Prevention Through Environmental 
Design (CPTED) to all City departments 
beyond the LAPD. Based on the facts 
herein, impacts related to capacity and 
service level, response time and 
performance objectives for police 
protection would be less than significant.

A significant impact would occur if the 
project resulted in substantial adverse 
physical impacts associated with the 
provision or need of new or physically 
altered government facilities, or the 
construction of which could cause 
environmental impacts, in order to 
maintain acceptable service ratios, 
response time or performance objectives 
for schools. The proposed project includes 
a 28-room hotel which would not generate 
population growth. Therefore, enrollment 
at schools that service the area would not 
be affected and no impact would occur.

NO IMPACTc.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
project resulted in substantial adverse 
physical impacts associated with the 
provision or need of new or physically 
altered government facilities, or the 
construction of which could cause 
environmental impacts, in order to 
maintain acceptable service ratios, 
response time or performance objectives 
for parks. The City of Los Angeles 
Department of Recreation and Parks 
(RAP) is responsible for the provision, 
maintenance, and operation of public 
recreational and park facilities and 
services in the City. The proposed project 
would result in a net increase of 18 guest 
rooms, which could result in increased 
demand for parks and recreation facilities 
by visitors and patrons of the hotel. 
However, given the transient nature of the 
hotel use, additional demands resulting 
from the project would be reasonably met 
through existing parks in the area. 
Therefore, impacts related to capacity and 
service level, response time and 
performance objectives for parks would 
be less than significant._________________

d.
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LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
project resulted in substantial adverse 
physical impacts associated with the 
provision or need of new or physically 
altered government facilities, or the 
construction of which could cause 
environmental impacts, in order to 
maintain acceptable service ratios, 
response time or performance objectives 
for public facilities. Substantial 
employment or population growth could 
generate a demand for other public 
facilities, including libraries, which exceed 
the capacity available to serve the project 
site. Consequently, the net increase of 18 
guest rooms could increase demand for 
library services and resources of the Los 
Angeles Public Library System by visitors 
and patrons of the hotel. However, the 
proposed project would not create 
substantial capacity or service level 
problems that would require the provision 
of new or physically altered public 
facilities in order to maintain an 
acceptable level of service for libraries 
and other public facilities. Therefore, 
impacts related to capacity and service 
level, response time and performance 
objectives for public facilities would be 
less than significant.___________________

e.

XV. RECREATION
LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 

proposed project would increase the use 
of existing neighborhood and regional 
parks or other recreational facilities such 
that substantial physical deterioration of 
the facility would occur or be accelerated. 
The City of Los Angeles Department of 
Recreation and Parks (RAP) is 
responsible for the provision, 
maintenance, and operation of public 
recreational and park facilities and 
services in the City. The proposed project 
would result in a net increase of 18 guest 
rooms, which could result in increased 
demand for parks and recreation facilities 
by visitors and patrons of the hotel. 
However, given the transient nature of the 
hotel use, additional demands resulting 
from the project would be reasonably met 
through existing parks in the area. 
Therefore, impacts related to deterioration 
of park facilities would be less than 
significant.

a.
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LESS THAN SIGNIFICANT IMPACTb. A significant impact would occur if the 
proposed project included recreational 
facilities or required the construction or 
expansion of recreational facilities that 
might have an adverse physical effect on 
the environment. As discussed above, the 
City of Los Angeles Department of 
Recreation and Parks (RAP) is 
responsible for the provision, 
maintenance, and operation of public 
recreational and park facilities and 
services in the City. The proposed project 
would result in a net increase of 18 guest 
rooms, which could result in increased 
demand for parks and recreation facilities 
by visitors and patrons of the hotel. 
However, given the transient nature of the 
hotel use, additional demands resulting 
from the project would be reasonably met 
through existing parks in the area. 
Therefore, impacts related to recreational 
facilities would be less than significant.

XVI. TRANSPORTATION/TRAFFIC
LESS THAN SIGNIFICANT IMPACT A significant impact may occur if the 

project conflicts with an applicable plan, 
ordinance or policy establishing 
measures of effectiveness for the 
performance of the circulation system. 
The project proposes the construction of 
a 28-room hotel on a site currently 
developed with 10-room motel, for a net 
increase of 18 guest rooms. Although the 
new project will result in an increase in 
trips, the increase does not exceed the 
LADOT threshold of 40 units or 50,000 
square feet of commercial floor area to 
require a traffic analysis. Therefore, 
impacts related to the effective 
performance of the circulation system 
would be less than significant.__________

a.

b. LESS THAN SIGNIFICANT IMPACT A significant impact may occur if the 
proposed project conflicts with an 
applicable congestion management 
project, or if the project individually or 
cumulatively exceeded the service 
standards of the Los Angeles County 
Metropolitan Transportation Authority 
(Metro) Congestion Management 
Program (CMP). This program was 
created Statewide as a result of 
Proposition 111 and has been 
implemented locally by Metro. The CMP 
for Los Angeles County requires that the 
traffic impacts of individual development 
projects of potential regional significance 
be analyzed. Specific arterial roadways
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and all State highways comprise the CMP 
system, and a total of 164 intersections 
are identified for monitoring throughout 
Los Angeles County. The local CMP 
requires that all CMP monitoring 
intersections be analyzed where a project 
would likely add more than 50 trips during 
either the a.m. or p.m. peak hours. The 
project proposes the construction of a 
28-room hotel on a site currently 
developed with a 10-room motel, for a net 
increase of 18 guest rooms. Although the 
new project will result in an increase in 
trips, the increase would not add more 
than 50 trips during either the a.m. or 
p.m. peak hours. Based on the 
information herein, impacts related to a 
congestion management program would 
be less than significant.________________
A significant impact would occur if the 
proposed project would result in a change 
in air traffic patterns that would result in a 
substantial safety risk. The proposed 
project does not include an aviation 
component or include features that would 
interfere with air traffic patterns.
Therefore, no impact would occur._______

NO IMPACTc.

XVI-40, XVI-80
Requiring the installation of traffic 
signs around the project site to ensure 
pedestrian, bicycle and vehicular 
safety; the submittal of a parking and 
driveway plan that incorporates 
features to reduce accidents to the 
satisfaction of BOE and DOT will 
reduce potentially significant impacts 
related to safety hazards to less than 
significant. Similarly, requiring plan 
construction staging to ensure 
pedestrian access and safety through 
maintaining access, and/or providing 
alternative accessible routes and 
covered walkways will reduce 
potentially significant impacts related 
to transportation/traffic to less than 
significant._______________________

POTENTIALLY SIGNIFICANT UNLESS 
MITIGATION INCORPORATED

A significant impact would occur if the 
proposed project would substantially 
increase hazardous design feature or 
incompatible uses to the existing 
traffic pattern. The proposed project 
would not include unusual or 
hazardous design features nor is the 
proposed project incompatible with 
existing uses, which consists of 
residential, commercial and 
institutional uses. However, the project 
may have potentially significant 
impacts on pedestrians on the street 
during construction phases. With 
implementation of the referenced 
mitigation measures, potentially 
significant impacts related to 
hazardous design features would be 
reduced to less than significant.______

d.

A significant impact would occur if the 
proposed project impaired the 
implementation of or physically interfere 
with an adopted emergency response 
plan or emergency evacuation plan. The 
nearest designated emergency route to 
the project site Beverly Boulevard, 
approximately 0.22 miles to the north; and 
Alvarado Street, approximately 0.68 miles 
to the west (City of Los Angeles, Safety

LESS THAN SIGNIFICANT IMPACTe.
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Element of the Los Angeles City General 
Plan, Critical Facilities and Lifeline 
Systems, Exhibit H, November 1996).
The proposed project would not require 
the closure of any public or private streets 
and would not impede emergency vehicle 
access to the project site or surrounding 
area. Additionally, emergency access to 
and from the project site would be 
provided in accordance with requirements 
of the Los Angeles Fire Department 
(LAFD). Therefore, impacts related to any 
interference with an adopted emergency 
response plan or emergency evacuation 
plan would be less than significant.

NO IMPACTf. A significant impact would occur if the 
proposed project would conflict with 
adopted policies or involve modification of 
existing alternative transportation facilities 
located on- or off-site. The proposed 
project would not require the disruption of 
public transportation services or the 
alteration of public transportation routes. 
Furthermore, the proposed project would 
not interfere with any Class I or Class II 
bikeway systems. Therefore, no impact 
would occur.

XVII. UTILITIES AND SERVICE SYSTEMS
LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 

proposed project would exceed 
wastewater treatment requirements of the 
Los Angeles Regional Water Quality 
Control Board (LARWQCB). The 
Hyperion Treatment Plant (HTP) 
experiences an average daily flow of 362 
million gallons per day (mgd), below a 
capacity of 450 mgd. As a proportion of 
total average daily flow experienced by 
the HTP, the wastewater generation of 
the proposed project would account for a 
small percentage of average daily 
wastewater flow. This increase in 
wastewater flow would not jeopardize the 
HTP to operate within its established 
wastewater treatment requirements. The 
potential to exceed wastewater capacity 
would be further reduced with the 
following applicable Regulatory 
Compliance Measure (RCM) RC-WQ-1, 
which requires that all wastewater from 
the project be treated according to 
requirements of the National Pollutant 
Discharge Elimination System (NPDES) 
as authorized by the LARWQCB; and that 
a Storm Water Pollution Prevention Plan 
(SWPPP) implement construction Best

a.
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Management Practices (BMP) to ensure 
that the potential for soil erosion and 
sedimentation is minimized and to control 
the discharge of pollutants in storm water 
runoff as a result of construction activities. 
Therefore, in conjunction with the above 
RCM, impacts related to wastewater 
treatment requirements would be less 
than significant.________________________

A significant impact would occur if the 
proposed project would increase water 
consumption or new wastewater 
treatment facilities or expansion of 
existing facilities which could cause 
significant environmental effects. The Los 
Angeles Department of Water and Power 
(LADWP) conducts water planning based 
on forecast population growth. Given that 
the project will not result in permanent 
population, the project demand for water 
is not anticipated to require new water 
supply entitlements and/or require the 
expansion of existing or construction of 
new water treatment facilities beyond 
those already considered in the LADWP 
2010 Urban Water Management Plan in 
order to accommodate a net addition of 
18 guest rooms. Thus, it is anticipated 
that the proposed project would not 
create any water system capacity issues, 
and there would be sufficient reliable 
water supplies available to meet project 
demands. Further, prior to any 
construction activities, the project 
applicant would be required to coordinate 
with the City of Los Angeles Bureau of 
Sanitation (BOS) to determine the exact 
wastewater conveyance requirements of 
the proposed project, and any upgrades 
to the wastewater lines in the vicinity of 
the project site that are needed to 
adequately serve the proposed project 
would be undertaken as part of the 
project. Any additional impacts related to 
wastewater treatment facilities would be 
further reduced with the following 
applicable Regulatory Compliance 
Measure (RCM) RC-WQ-1 as described 
in Section XVII.a. Therefore, in 
conjunction with the requirements and 
above RCM, impacts related to water or 
wastewater infrastructure would be less 
than significant._________ _____________

LESS THAN SIGNIFICANT IMPACTb.
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LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project would require or result 
in the construction of new storm water 
drainage facilities or expansion of existing 
facilities which could cause significant 
environmental effects. The project site is 
currently developed with a two-story, 
10-room motel and a surface parking lot 
and is therefore almost entirely 
impervious. The amount of new 
impermeable surfaces resulting from the 
development of the project would not 
significantly change the volume of storm 
water runoff. Accordingly, since the 
volume of runoff from the site would not 
measurably increase over existing 
conditions, the proposed project would 
not create or contribute runoff water that 
would exacerbate any existing 
deficiencies in the storm drain system or 
provide substantial additional sources of 
polluted runoff. Additionally, 
site-generated surface water runoff would 
continue to flow to the City’s storm drain 
system. The potential for increasing 
surface water runoff would be further 
reduced with the following applicable 
Regulatory Compliance Measure (RCM) 
RC-WQ-3, which requires the Applicant to 
submit a Low Impact Development (LID) 
Plan and/or Standard Urban Storm water 
Mitigation Plan to the City of Los Angeles 
Bureau of Sanitation (BOS) Watershed 
Protection Division for review and 
approval. The LID Plan and/or SUSMP 
shall be prepared consistent with the 
requirements of the Development Best 
Management Practices (BMP) Handbook. 
Therefore, in conjunction with the above 
RCM, impacts related to existing storm 
drain capacities would be less than 
significant.____________________________

c.

A significant impact would occur if the 
proposed project would not have sufficient 
water supplies available to serve the 
project from existing entitlements and 
resources, or would require new or 
expanded entitlements. The Los Angeles 
Department of Water and Power 
(LADWP) conducts water planning based 
on forecast population growth. Given that 
the project will not result in permanent 
population, the project demand for water 
is not anticipated to require new water 
supply entitlements and/or require the 
expansion of existing or construction of 
new water treatment facilities beyond

d. LESS THAN SIGNIFICANT IMPACT
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those already considered in the LADWP 
2010 Urban Water Management Plan in 
order to accommodate a net addition of 
18 guest rooms. Thus, it is anticipated 
that the proposed project would not 
create any water system capacity issues, 
and there would be sufficient reliable 
water supplies available to meet project 
demands. Further, prior to any 
construction activities, the project 
applicant would be required to coordinate 
with the City of Los Angeles Bureau of 
Sanitation (BOS) to determine the exact 
wastewater conveyance requirements of 
the proposed project, and any upgrades 
to the wastewater lines in the vicinity of 
the project site that are needed to 
adequately serve the proposed project 
would be undertaken as part of the 
project. Any additional impacts related to 
wastewater treatment facilities would be 
further reduced with the following 
applicable Regulatory Compliance 
Measure (RCM) RC-WQ-1 as described 
in Section XVII.a. Therefore, in 
conjunction with the requirements and 
above RCM, impacts related to water 
supplies would be less than significant.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
wastewater treatment provider which 
serves or may serve the proposed project 
did not have adequate capacity to serve 
the project's projected demand in addition 
to the provider’s existing commitments. 
The Los Angeles Department of Water 
and Power (LADWP) conducts water 
planning based on forecast population 
growth. The proposed project includes a 
28-room hotel which is technically not 
considered population growth, though the 
increase in the number of visitors that can 
be accommodated by the hotel will 
increase. However, the net addition of 18 
guest rooms as a result of the proposed 
project would not be considered 
substantial in consideration of anticipated 
growth throughout the City. Therefore, 
the project demand for water is not 
anticipated to require new water supply 
entitlements and/or require the expansion 
of existing or construction of new water 
treatment facilities beyond those already 
considered in the LADWP 2010 Urban 
Water Management Plan. Thus, it is 
anticipated that the proposed project 
would not create any water system 
capacity issues, and there would be

e.
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sufficient reliable water supplies available 
to meet project demands. Further, prior to 
any construction activities, the project 
applicant would be required to coordinate 
with the City of Los Angeles Bureau of 
Sanitation (BOS) to determine the exact 
wastewater conveyance requirements of 
the proposed project, and any upgrades 
to the wastewater lines in the vicinity of 
the project site that are needed to 
adequately serve the proposed project 
would be undertaken as part of the 
project. Any additional impacts related to 
wastewater treatment facilities would be 
further reduced with the following 
applicable Regulatory Compliance 
Measure (RCM) RC-WQ-1 as described 
in Section XVII.a. Therefore, in 
conjunction with the requirements and 
above RCM, impacts related to water or 
wastewater infrastructure capacity would 
be less than significant._________________

A significant impact would occur if the 
proposed project was not served by a 
landfill with sufficient capacity to 
accommodate the project's solid waste 
disposal needs. The Los Angeles Bureau 
of Sanitation (BOS) and private waste 
management companies are responsible 
for the collection, disposal, and recycling 
of solid waste within the City, including 
the project site, Solid waste during the 
operation of the proposed project is 
anticipated to be collected by the BOS 
and private waste haulers, respectively. 
Solid waste collected from the proposed 
project is anticipated to be hauled to 
Sunshine Canyon Landfill. The potential 
for insufficient landfill capacity would be 
further reduced with the following 
applicable Regulatory Compliance 
Measures (RCM) RC-SW-1 which, 
pursuant to the LAMC, requires that the 
project provide a designated recycling 
area which is readily accessible and 
serves the entire building; RC-SW-2, 
which requires that the applicant to 
salvage and recycle construction and 
demolition materials to ensure that a 
minimum of 70 percent of 
construction-related solid waste can be 
recycled is diverted from the waste 
stream to be landfilled; and RC-SW-3 
which, in compliance with AB341, 
requires that all projects have mandatory 
recycling and is conducted in accordance 
with the project’s regular solid waste

LESS THAN SIGNIFICANT IMPACTf.
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disposal program. Therefore, in 
compliance with all federal, State, and 
local regulations related to solid waste 
and the above RCMs, impacts related to 
solid waste disposal needs would be less 
than significant._____ ■_________________

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 
proposed project did not comply with 
federal state and local statutes related to 
solid waste. The Los Angeles Bureau of 
Sanitation (BOS) and private waste 
management companies are responsible 
for the collection, disposal, and recycling 
of solid waste within the City, including 
the project site. Solid waste during the 
operation of the proposed project is 
anticipated to be collected by the BOS 
and private waste haulers, respectively. 
Solid waste collected from the proposed 
project is anticipated to be hauled to 
Sunshine Canyon Landfill. The potential 
for non-compliance with solid waste 
regulations would be further reduced with 
the following applicable Regulatory 
Compliance Measures (RCM) RC-SW-1, 
SW-2 and SW-3 as described in Section 
XVII.f. Therefore, in conjunction with the 
above RCMs impacts related to 
compliance with compliance and 
regulations to solid waste would be less 
than significant._____________________

9-

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE
LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the 

project had the potential to degrade the 
quality of the environment, substantially 
reduce the habitat offish or wildlife 
species, cause a fish or wildlife population 
to drop below self-sustaining levels, 
threaten or eliminate a plant or animal 
community, reduce the number or restrict 
the range of a rare or endangered plant or 
animal or eliminate important examples of 
the major period of California history or 
prehistory. Based on the analysis in this 
Initial Study, the proposed project would 
not have the potential to degrade the 
quality of the environment in any of the 
ways described above. Therefore, 
through the implementation and 
compliance with existing regulations, 
impacts related to degradation of the 
environment would be less than 
significant.

a.
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POTENTIALLY SIGNIFICANT UNLESS 
MITIGATION INCORPORATED

b. A significant impact may occur if the 
proposed project had impacts that are 
individually limited but cumulatively 
considerable. It has been identified 
that the project request will not result 
in significant impact. Although other 
projects may be constructed in the 
immediate vicinity, the cumulative 
impacts when viewed together would 
be less than significant. None of these 
potential impacts are considered 
cumulatively considerable, and 
implementation of the mitigation 
measures identified will ensure that 
potentially significant cumulative 
impacts will be reduced to a less than 
significant level.

XVIIMO
Implementation of the above 
referenced mitigation measures will 
reduce potential cumulative impacts to 
less than significant.

POTENTIALLY SIGNIFICANT UNLESS 
MITIGATION INCORPORATED

A significant impact may occur if the 
proposed project has environmental 
effects which causes substantial 
adverse effects on human being, either 
directly or indirectly. All potential 
impacts of the proposed project have 
been identified, as discussed in the 
preceding sections, and mitigation 
measures have been prescribed, 
where applicable. Upon 
implementation of mitigation measures 
identified and compliance with 
existing regulations, potentially 
significant impacts related to adverse 
impacts on human beings either 
directly or indirectly would be reduced 
to a less than significant level._______

XVIII-20, XVIII-30 
Implementation of the above 
referenced mitigation measures will 
reduce potential effects on human 
beings to less than significant.

c.

ENV-2014-4888-MND Page 59 of 59



City of Los Angeles EXHIBIT C2DEPARTMENT OF 
CITY PLANNING

CALIFORNIA
CITY PLANNING COMMISSION MITIGATION MONITORING PROGRAM 

CPC-2015-851-SP-SPE-ZAA-SPP
DAVID H.J. AMBROZ 

PRESIDENT

Nr-TRENEE DAKE WILSON
VICE-PRESIDENT ■ KEVIN J. KELLER, AICP 

DEPUTY DIRECTOR 

(213) 978-1272IRROBERT L. AHN 
CAROLINE CHOE 
RICHARD KATZ 

JOHN W. MACK 
SAMANTHA MILLMAN 

VERONICA PADILLA-CAMPOS 
DANA M. PERLMAN

fcarirli USA M. WEBBER, AICP 
DEPUTY DIRECTOR

(213) 978-1274

JAN ZATORSKI 
DEPUTY DIRECTOR

(213) 978-1273

ERIC GARCETTI
MAYOR

JAMES K. WILLIAMS 
COMMISSION EXECUTIVE ASSISTANT 

(213)978-1300

http://planning.lacity.org

MITIGATION MONITORING PROGRAM
Section 21081.6 of the Public Resources Code requires a Lead Agency to adopt a “reporting or 
monitoring program for the changes made to the project or conditions of project approval, adopted 
in order to mitigate or avoid significant effects on the environment" (Mitigation Monitoring 
Program, Section 15097 of the CEQA Guidelines provides additional direction on mitigation 
monitoring or reporting). This Mitigation Monitoring Program (MMP) has been prepared in 
compliance with the requirements of CEQA, Public Resources Code Section 21081.6, and 
Section 15097 of the CEQA Guidelines. The City of Los Angeles is the Lead Agency for this 
project.

A Mitigated Negative Declaration (MND) has been prepared to address the potential 
environmental impacts of the Project. Where appropriate, this environmental document identified 
Project design features, regulatory compliance measures, or recommended mitigation measures 
to avoid or to reduce potentially significant environmental impacts of the Proposed Project. This 
Mitigation Monitoring Program (MMP) is designed to monitor implementation of the mitigation 
measures identified for the Project.

The MMP is subject to review and approval by the City of Los Angeles as the Lead Agency as 
part of the approval process of the project, and adoption of project conditions. The required 
mitigation measures are listed and categorized by impact area, as identified in the MND.

The Project Applicant shall be responsible for implementing all mitigation measures, unless 
otherwise noted, and shall be obligated to provide documentation concerning implementation of 
the listed mitigation measures to the appropriate monitoring agency and the appropriate 
enforcement agency as provided for herein. All departments listed below are within the City of 
Los Angeles unless otherwise noted. The entity responsible for the implementation of all 
mitigation measures shall be the Project Applicant unless otherwise noted.
As shown on the following pages, each required mitigation measure for the proposed Project is 
listed and categorized by impact area, with accompanying discussion of:

Enforcement Agency - the agency with the power to enforce the Mitigation Measure.

Monitoring Agency - the agency to which reports involving feasibility, compliance, 
implementation and development are made, or whom physically monitors the project 
for compliance with mitigation measures.

http://planning.lacity.org
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Monitoring Phase - the phase of the Project during which the Mitigation Measure shall be 
monitored.

Pre-Construction, including the design phase
Construction
Pre-Operation
Operation (Post-construction)

Monitoring Frequency - the frequency of which the Mitigation Measure shall be monitored.

Action Indicating Compliance - the action of which the Enforcement or Monitoring Agency 
indicates that compliance with the required Mitigation Measure has been implemented.

The MMP performance shall be monitored annually to determine the effectiveness of the 
measures implemented in any given year and reevaluate the mitigation needs for the upcoming 
year.

It is the intent of this MMP to:

Verify compliance of the required mitigation measures of the MND;

Provide a methodology to document implementation of required mitigation;

Provide a record and status of mitigation requirements;

Identify monitoring and enforcement agencies;

Establish and clarify administrative procedures for the clearance of mitigation measures;

Establish the frequency and duration of monitoring and reporting; and

Utilize the existing agency review processes’ wherever feasible.

This MMP shall be in place throughout all phases of the proposed Project. The entity 
responsible for implementing each mitigation measure is set forth within the text of the 
mitigation measure. The entity responsible for implementing the mitigation shall also be 
obligated to provide certification, as identified below, to the appropriate monitoring agency 
and the appropriate enforcement agency that compliance with the required mitigation 
measure has been implemented.

After review and approval of the final MMP by the Lead Agency, minor changes and modifications 
to the MMP are permitted, but can only be made by the Applicant or its successor subject to the 
approval by the City of Los Angeles through a public hearing. The Lead Agency, in conjunction 
with any appropriate agencies or departments, will determine the adequacy of any proposed 
change or modification. The flexibility is necessary in light of the proto-typical nature of the MMP, 
and the need to protect the environment with a workable program. No changes will be permitted 
unless the MMP continues to satisfy the requirements of CEQA, as determined by the Lead 
Agency.
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MITIGATION MONITORING PROGRAM
Biology

IV-20 Habitat Modification (Nesting Native Birds, Non-Hillside or Urban Areas)
The project will result in the removal of vegetation and disturbances to the ground and therefore 
may result in take of nesting native bird species. Migratory nongame native bird species are 
protected by international treaty under the Federal Migratory Bird Treaty Act (MBTA) of 1918 (50
C.F.R Section 10.13). Sections 3503, 3503.5 and 3513 of the California Fish and Game Code 
prohibit take of all birds and their active nests including raptors and other migratory nongame 
birds (as listed under the Federal MBTA).

• Proposed project activities (including disturbances to native and non-native vegetation, 
structures and substrates) should take place outside of the breeding bird season which 
generally runs from March 1- August 31 (as early as February 1 for raptors) to avoid take 
(including disturbances which would cause abandonment of active nests containing eggs 
and/or young). Take means to hunt, pursue, catch, capture, or kill, or attempt to hunt, 
pursue, catch, capture of kill (Fish and Game Code Section 86).

• If project activities cannot feasibly avoid the breeding bird season, beginning thirty days 
prior to the disturbance of suitable nesting habitat, the applicant shall:
a. Arrange for weekly bird surveys to detect any protected native birds in the habitat to 

be removed and any other such habitat within properties adjacent to the project site, 
as access to adjacent areas allows. The surveys shall be conducted by a qualified 
biologist with experience in conducting breeding bird surveys. The surveys shall 
continue on a weekly basis with the last survey being conducted no more than 3 days 
prior to the initiation of clearance/construction work.

b. If a protected native bird is found, the applicant shall delay all clearance/construction 
disturbance activities within 300 feet of suitable nesting habitat for the observed 
protected bird species until August 31.

c. Alternatively, the Qualified Biologist could continue the surveys in order to locate any 
nests. If an active nest is located, clearing and construction within 300 feet of the nest 
or as determined by a qualified biological monitor, shall be postponed until the nest is 
vacated and juveniles have fledged and when there is no evidence of a second attempt 
at nesting. The buffer zone from the nest shall be established in the field with flagging 
and stakes. Construction personnel shall be instructed on the sensitivity of the area.

d. The applicant shall record the results of the recommended protective measures 
described above to document compliance with applicable State and Federal laws 
pertaining to the protection of native birds. Such record shall be submitted and 
received into the case file for the associated discretionary action permitting the project.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Construction
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Monitoring Frequency: Once, prior to issuance of building permit; or, if vegetation removal, 
building demolition or grading is initiated during the nesting season, as determined by a qualified 
biologist

Action Indicating Compliance: if vegetation removal, building demolition, or grading is initiated 
during the nesting season, submittal of a survey report by a qualified biologist.

IV-70 Tree Removal (Non-Protected Trees)
Environmental impacts from project implementation may result due to the loss of significant trees 
on the site. However, the potential impacts will be mitigated to a less than significant level by the 
following measures:

• Prior to the issuance of any permit, a plot plan shall be prepared indicating the location, 
size, type, and general condition of all existing trees on the site and within the adjacent 
public right(s)-of-way.

• All significant (8-inch or greater trunk diameter, or cumulative trunk diameter if multi
trunked, as measured 54 inches above the ground) non-protected trees on the site 
proposed for removal shall be replaced at a 1:1 ratio with a minimum 24-inch box tree. 
Net, new trees, located within the parkway of the adjacent public right(s)-of-way, may be 
counted toward replacement tree requirements.

• Removal or planting of any tree in the public right-of-way requires approval of the Board 
of Public Works. Contact Urban Forestry Division at: 213-847-3077. All trees in the public 
right-of-way shall be provided per the current standards of the Urban Forestry Division the 
Department of Public Works, Bureau of Street Services.

Enforcement Agency: Board of Public Works Urban Forestry Division

Monitoring Agency: Board of Public Works Urban Forestry Division

Monitoring Phase: pre-construction

Monitoring Frequency: Once, at plan check, and once at field inspection

Action Indicating Compliance: Issuance of Certificate of Occupancy

Green House Gas Emissions

VII-10 Greenhouse Gas
Environmental impacts may result from project implementation due to increased greenhouse 
gas emissions. However, the impact can be reduced to a less than significant level though 
compliance with the following measure(s):

• Low- and non-VOC containing paints, sealants, adhesives, solvents, asphalt primer, and 
architectural coatings (where used), or pre-fabricated architectural panels shall be used 
in the construction of the Project to reduce VOC emissions to the maximum extent 
practicable.
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• To encourage carpooling and the use of electric vehicles by Project residents and 
visitors, at least twenty (20)% of the total code-required parking spaces provided for all 
types of parking facilities, but in no case less than one location, shall be capable of 
supporting future electric vehicle supply equipment (EVSE). Plans shall indicate the 
proposed type and location(s) of EVSE and also include raceway method(s), wiring 
schematics and electrical calculations to verify that the electrical system has sufficient 
capacity to simultaneously charge all electric vehicles at all designated EV charging 
locations at their full rated amperage. Plan design shall be based upon Level 2 or 
greater EVSE at its maximum operating ampacity. Only raceways and related 
components are required to be installed at the time of construction. When the application 
of the 20% results in a fractional space, round up to the next whole number. A label 
stating "EVCAPABLE” shall be posted in a conspicuous place at the service panel or 
subpanel and next to the raceway termination point.

Enforcement Agency: Los Angeles Department of Building and Safety; SCAQMD

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Construction

Monitoring Frequency: Periodic field inspections during construction

Action Indicating Compliance: Field inspection sign-off

Noise

XII-20 Increased Noise Levels (Demolition, Grading, and Construction Activities)

Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm Monday 
through Friday, and 8:00 am to 6:00 pm on Saturday.
Demolition and construction activities shall be scheduled so as to avoid operating several 
pieces of equipment simultaneously, which causes high noise levels.
The project contractor shall use power construction equipment with state-of-the-art noise 
shielding and muffling devices.
A temporary noise control barrier shall be installed on the property line of the construction 
site abutting residential uses. The noise control barrier shall be engineered to reduce 
construction-related noise levels at the adjacent residential structures with a goal of a 
reduction of 10dBA. The supporting structure shall be engineered and erected according 
to applicable codes. The temporary barrier shall remain in place until all windows have 
been installed and all activities on the project site are complete.

Enforcement Agency: Los Angeles Department of Building and Safety 

Monitoring Agency: Los Angeles Department of Building and Safety 

Monitoring Phase: Construction
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Monitoring Frequency: Ongoing during field inspection

Action Indicating Compliance: Issuance of Certificate of Occupancy or Use of Land

XII-60 Increased Noise Levels (Mixed-Use Development)
Environmental impacts to proposed on-site residential uses from noises generated by proposed 
on-site commercial uses may result from project implementation. However, the potential impact 
will be mitigated to a less than significant level by the following measure:

• Wall and floor-ceiling assemblies separating commercial tenant spaces, residential units, 
and public places, shall have a Sound Transmission Coefficient (STC) value of at least 
50, as determined in accordance with ASTM E90 and ASTM E413.

Enforcement Agency: Los Angeles Department of City Planning (plan review); Los Angeles 
Department of Building and Safety (operation)

Monitoring Agency: Los Angeles Department of City Planning (plan review); Los Angeles 
Department of Building and Safety (operation and maintenance)

Monitoring Phase: Pre-construction; Construction

Monitoring Frequency: Once, at plan check for Project; Once, during field inspection

Action Indicating Compliance: Plan approval and issuance of applicable building permit
(Preconstruction); Issuance of Certificate of Occupancy of Use of Land (Construction)

Transportation and Traffic

XVI-40 Safety Hazards
Environmental impacts may result from project implementation due to hazards to safety from 
design features (e.g., sharp curves or dangerous intersections) or incompatible uses. However, 
the potential impacts can be mitigated to a less than significant level by the following measure:

• The developer shall install appropriate traffic signs around the site to ensure pedestrian, 
bicycles, and vehicle safety.

• The applicant shall submit a parking and driveway plan that incorporates design features 
that reduce accidents, to the Bureau of Engineering and the Department of Transportation 
for approval.

Enforcement Agency: Los Angeles Department of Building and Safety, Los Angeles Bureau of 
Engineering, Los Angeles Department of Transportation

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Pre-Construction

Monitoring Frequency: Once, at plan check
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Action Indicating Compliance: Issuance of building permit.

XVI-80 Pedestrian Safety

Applicant shall plan construction and construction staging as to maintain pedestrian 
access on adjacent sidewalks throughout all construction phases. This requires the 
applicant to maintain adequate and safe pedestrian protection, including physical 
separation (including utilization of barriers such as K-Rails or scaffolding, etc) from work 
space and vehicular traffic and overhead protection, due to sidewalk closure or blockage, 
at all times.
Temporary pedestrian facilities shall be adjacent to the project site and provide safe, 
accessible routes that replicate as nearly as practical the most desirable characteristics of 
the existing facility.
Covered walkways shall be provided where pedestrians are exposed to potential injury 
from falling objects.
Applicant shall keep sidewalk open during construction until only when it is absolutely 
required to close or block sidewalk for construction staging. Sidewalk shall be reopened 
as soon as reasonably feasible taking construction and construction staging into account.

Enforcement Agency: Los Angeles Department of Building and Safety, LADOT, BOE

Monitoring Agency: Los Angeles Department of Building and Safety, LADOT 

Monitoring Phase: Construction

Monitoring Frequency: Ongoing

Action Indicating Compliance: Issuance of Certificate of Occupancy

Mandatory Findings of Significance

XVIII-10 Cumulative Impacts
There may be environmental impacts which are individually limited, but significant when viewed 
in connection with the effects of past projects, other current projects, and probable future projects. 
However, these cumulative impacts will be mitigated to a less than significant level though 
compliance with the above mitigation measures.

XVIII-20 Effects on Human Beings
The project has potential environmental effects which cause substantial adverse effects on human 
beings, either directly or indirectly. However, these potential impacts will be mitigated to a less 
than significant level through compliance with the above mitigation measures.

XVIII-30 End
The conditions outlined in this proposed mitigated negative declaration which are not already 
required by law shall be required as condition(s) of approval by the decision-making body except 
as noted on the face page of this document. Therefore, it is concluded that no significant impacts 
are apparent which might result from this project's implementation.
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Regulatory Compliance Measures
In addition to the Mitigation Measures required of the project, and any proposed Project Design 
Features, the applicant shall also adhere to any applicable Regulatory Compliance Measures 
required by law. Listed below is a list of often required Regulatory Compliance Measures. Please 
note that requirements are determined on a case by case basis, and these are an example of the 
most often required Regulatory Compliance Measures.

AESTHETICS

• Regulatory Compliance Measure RC-AE-3 (Vandalism): Compliance with provisions 
of the Los Angeles Building Code. The project shall comply with all applicable building 
code requirements, including the following:

o Every building, structure, or portion thereof, shall be maintained in a safe and 
sanitary condition and good repair, and free from, debris, rubbish, garbage, trash, 
overgrown vegetation or other similar material, pursuant to Municipal Code Section 
91.8104.

o The exterior of all buildings and fences shall be free from graffiti when such graffiti 
is visible from a street or alley, pursuant to Municipal Code Section 91.8104.15.

• Regulatory Compliance Measure RC-AE-4 (Signage): Compliance with provisions 
of the Los Angeles Building Code. The project shall comply with the Los Angeles 
Municipal Code Section 91.6205, including on-site signage maximums and multiple 
temporary sign restrictions, as applicable.

• Regulatory Compliance Measure RC-AE-5 (Signage on Construction Barriers): 
Compliance with provisions of the Los Angeles Building Code. The project shall 
comply with the Los Angeles Municipal Code Section 91.6205, including but not limited to 
the following provisions:

o The applicant shall affix or paint a plainly visible sign, on publically accessible 
portions of the construction barriers, with the following language: “POST NO 
BILLS”.

o Such language shall appear at intervals of no less than 25 feet along the length of 
the publically accessible portions of the barrier.

o The applicant shall be responsible for maintaining the visibility of the required 
signage and for maintaining the construction barrier free and clear of any 
unauthorized signs within 48 hours of occurrence.

AIR QUALITY

• Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and Construction 
Activities): Compliance with provisions of the SCAQMD District Rule 403. The
project shall comply with all applicable standards of the Southern California Air Quality 
Management District, including the following provisions of District Rule 403:

o All unpaved demolition and construction areas shall be wetted at least twice daily 
during excavation and construction, and temporary dust covers shall be used to 
reduce dust emissions and meet SCAQMD District Rule 403. Wetting could reduce 
fugitive dust by as much as 50 percent.
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The construction area shall be kept sufficiently dampened to control dust caused 
by grading and hauling, and at all times provide reasonable control of dust caused 
by wind.
All clearing, earth moving, or excavation activities shall be discontinued during 
periods of high winds (i.e., greater than 15 mph), so as to prevent excessive 
amounts of dust.
All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust.
All dirt/soil materials transported off-site shall be either sufficiently watered or 
securely covered to prevent excessive amount of dust.
General contractors shall maintain and operate construction equipment so as to 
minimize exhaust emissions.
Trucks having no current hauling activity shall not idle but be turned off.

o

o

o

o

o

• Regulatory Compliance Measure RC-AQ-2: In accordance with Sections 2485 in Title 
13 of the California Code of Regulations, the idling of all diesel-fueled commercial vehicles 
(weighing over 10,000 pounds) during construction shall be limited to five minutes at any 
location.

• Regulatory Compliance Measure RC-AQ-3: In accordance with Section 93115 in Title 
17 of the California Code of Regulations, operation of any stationary, diesel-fueled, 
compression-ignition engines shall meet specified fuel and fuel additive requirements and 
emission standards.

• Regulatory Compliance Measure RC-AQ-4: The Project shall comply with South Coast 
Air Quality Management District Rule 1113 limiting the volatile organic compound content 
of architectural coatings.

• Regulatory Compliance Measure RC-AQ-6: New on-site facility nitrogen oxide
emissions shall be minimized through the use of emission control measures (e.g., use of 
best available control technology for new combustion sources such as boilers and water 
heaters) as required by South Coast Air Quality Management District Regulation XIII, New 
Source Review.

• Regulatory Compliance Measure RC-AQ-7 (Spray Painting): Compliance with 
provisions of the SCAQMD District Rule 403. The project shall comply with all 
applicable rules of the Southern California Air Quality Management District, including the 
following:

o All spray painting shall be conducted within an SCAQMD-approved spray paint 
booth featuring approved ventilation and air filtration system, 

o Prior to the issuance of a building permit, use of land, or change of use to permit 
spray painting, certification of compliance with SCAQMD air pollution regulations 
shall be submitted to the Department of Building and Safety.

CULTURAL RESOURCES

• Regulatory Compliance Measure RC-CR-2 (Archaeological): If archaeological 
resources are discovered during excavation, grading, or construction activities, work shall 
cease in the area of the find until a qualified archaeologist has evaluated the find in 
accordance with federal, State, and local guidelines, including those set forth in California
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Public Resources Code Section 21083.2. Personnel of the proposed Modified Project shall 
not collect or move any archaeological materials and associated materials. Construction 
activity may continue unimpeded on other portions of the Project site. The found deposits 
would be treated in accordance with federal, State, and local guidelines, including those 
set forth in California Public Resources Code Section 21083.2.

Distinctive features, finishes and construction techniques or examples of skilled 
craftsmanship which characterize an historic property shall be preserved. 
Deteriorated historic features shall be repaired rather than replaced. Where the 
severity if deterioration requires replacement of a distinctive historic feature, the 
new feature shall match the old in design, color, texture, and other visual qualities, 
and where possible, materials. Replacement of missing features shall be 
substantiated by documentary, physical, or pictorial evidence.
Chemical or physical treatments, such as sandblasting, that cause damage to 
historic materials shall not be used. The surface cleaning of structures, if 
appropriate, shall be undertaken using the gentlest means possible.
Significant archaeological resources affected by a project shall be protected and 
preserved. If such resources must be disturbed, mitigation measures shall be 
undertaken.
New additions, exterior alterations, or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be 
differentiated from the old and shall be compatible with the massing, size, scale, 
and architectural features to protect the historic integrity of the property and its 
environment.
New additions and adjacent or related new construction shall be undertaken in 
such a manner that if removed in the future, the essential form and integrity of the 
historic property and its environment would be unimpaired.

O

O

o

o

o

• Regulatory Compliance Measure RC-CR-3 (Paleontological): If paleontological 
resources are discovered during excavation, grading, or construction, the City of Los 
Angeles Department of Building and Safety shall be notified immediately, and all work 
shall cease in the area of the find until a qualified paleontologist evaluates the find. 
Construction activity may continue unimpeded on other portions of the Project site. The 
paleontologist shall determine the location, the time frame, and the extent to which any 
monitoring of earthmoving activities shall be required. The found deposits would be treated 
in accordance with federal, State, and local guidelines, including those set forth in 
California Public Resources Code Section 21083.2.

• Regulatory Compliance Measure CR-4 (Human Remains): If human remains are 
encountered unexpectedly during construction demolition and/or grading activities, State 
Health and Safety Code Section 7050.5 requires that no further disturbance shall occur 
until the County Coroner has made the necessary findings as to origin and disposition 
pursuant to California Public Resources Code (PRC) Section 5097.98. In the event that 
human remains are discovered during excavation activities, the following procedure shall 
be observed:

o Stop immediately and contact the County Coroner:
1104 N. Mission Road 
Los Angeles, CA 90033
323-343-0512 (8 a.m. to 5 p.m. Monday through Friday) or 
323-343-0714 (After Hours, Saturday, Sunday, and Holidays)

_________________________  Page ________________________
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If the remains are determined to be of Native American descent, the Coroner has 24 hours 
to notify the Native American Heritage Commission (NAHC).

The NAHC will immediately notify the person it believes to be the most likely descendent 
of the deceased Native American.

o The most likely descendent has 48 hours to make recommendations to the owner, 
or representative, for the treatment or disposition, with proper dignity, of the human 
remains and grave goods.

o If the owner does not accept the descendant’s recommendations, the owner or the 
descendent may request mediation by the NAHC.

GEOLOGY AND SOILS

• Regulatory Compliance Measure RC-GEO-1 (Seismic): The design and construction 
of the project shall conform to the California Building Code seismic standards as approved 
by the Department of Building and Safety.

• Regulatory Compliance Measure RC-GEO-4 (Liquefaction Area): The project shall 
comply with the Uniform Building Code Chapter 18. Divisionl Section 1804.5 Liquefaction 
Potential and Soil Strength Loss. Prior to the issuance of grading or building permits, the 
applicant shall submit a geotechnical report, prepared by a registered civil engineer or 
certified engineering geologist, to the Department of Building and Safety, for review and 
approval. The geotechnical report shall assess potential consequences of any liquefaction 
and soil strength loss, estimation of settlement, lateral movement or reduction in 
foundation soil-bearing capacity, and discuss mitigation measures that may include 
building design consideration. Building design considerations shall include, but are not 
limited to:

o ground stabilization
o selection of appropriate foundation type and depths
o selection of appropriate structural systems to accommodate anticipated 

displacements or any combination of these measures.
The project shall comply with the conditions contained within the Department of Building 
and Safety’s Geology and Soils Report Approval Letter for the proposed project, and as it 
may be subsequently amended or modified.

• Regulatory Compliance Measure RC-GEO-5 (Subsidence Area): Prior to the issuance 
of building or grading permits, the applicant shall submit a geotechnical report prepared 
by a registered civil engineer or certified engineering geologist to the written satisfaction 
of the Department of Building and Safety. The geotechnical report shall assess potential 
consequences of any subsidence and soil strength loss, estimation of settlement, lateral 
movement or reduction in foundation soil-bearing capacity, and discuss mitigation 
measures that may include building design consideration. Building design considerations 
shall include, but are not limited to: ground stabilization, selection of appropriate 
foundation type and depths, selection of appropriate structural systems to accommodate 
anticipated displacements or any combination of these measures. The project shall 
comply with the conditions contained within the Department of Building and Safety’s 
Geology and Soils Report Approval Letter for the proposed project, and as it may be 
subsequently amended or modified.
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• Regulatory Compliance Measure RC-GEO-6 (Expansive Soils Area): Prior to the 
issuance of grading or building permits, the applicant shall submit a geotechnical report, 
prepared by a registered civil engineer or certified engineering geologist, to the 
Department of Building and Safety, for review and approval. The geotechnical report shall 
assess potential consequences of any soil expansion and soil strength loss, estimation of 
settlement, lateral movement or reduction in foundation soil-bearing capacity, and discuss 
mitigation measures that may include building design consideration. Building design 
considerations shall include, but are not limited to: ground stabilization, selection of 
appropriate foundation type and depths, selection of appropriate structural systems to 
accommodate anticipated displacements or any combination of these measures. The 
project shall comply with the conditions contained within the Department of Building and 
Safety’s Geology and Soils Report Approval Letter for the proposed project, and as it may 
be subsequently amended or modified.

• Regulatory Compliance Measure RC-GHG-1 (Green Building Code): In accordance 
with the City of Los Angeles Green Building Code (Chapter IX, Article 9, of the Los Angeles 
Municipal Code), the Project shall comply with all applicable mandatory provisions of the 
2013 Los Angeles Green Code and as it may be subsequently amended or modified.

HAZARDS AND HAZARDOUS MATERIALS

• Regulatory Compliance Measure RC-HAZ-1: Explosion/Release (Existing
Toxic/Hazardous Construction Materials)

o (Asbestos) Prior to the issuance of any permit for the demolition or alteration of 
the existing structure(s), the applicant shall provide a letter to the Department of 
Building and Safety from a qualified asbestos abatement consultant indicating that 
no Asbestos-Containing Materials (ACM) are present in the building. If ACMs are 
found to be present, it will need to be abated in compliance with the South Coast 
Air Quality Management District's Rule 1403 as well as all other applicable State 
and Federal rules and regulations.

o (Lead Paint) Prior to issuance of any permit for the demolition or alteration of the 
existing structure(s), a lead-based paint survey shall be performed to the written 
satisfaction of the Department of Building and Safety. Should lead-based paint 
materials be identified, standard handling and disposal practices shall be 
implemented pursuant to OSHA regulations, 

o (Polychlorinated Biphenyl - Commercial and Industrial Buildings) Prior to 
issuance of a demolition permit, a polychlorinated biphenyl (PCB) abatement 
contractor shall conduct a survey of the project site to identify and assist with 
compliance with applicable state and federal rules and regulation governing PCB 
removal and disposal.

• Regulatory Compliance Measure RC-HAZ-2: Explosion/Release (Methane Zone): As
the Project Site is within a methane zone, prior to the issuance of a building permit, the 
Site shall be independently analyzed by a qualified engineer, as defined in Ordinance No. 
175,790 and Section 91.7102 of the LAMC, hired by the Project Applicant. The engineer 
shall investigate and design a methane mitigation system in compliance with the LADBS 
Methane Mitigation Standards for the appropriate Site Design Level which will prevent or 
retard potential methane gas seepage into the building. The Applicant shall implement the
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engineer’s design recommendations subject to DOGGR, LADBS and LAFD plan review 
and approval.

• Regulatory Compliance Measure RC-HAZ-3: Explosion/Release (Soil Gases): During 
subsurface excavation activities, including borings, trenching and grading, OSHA worker 
safety measures shall be implemented as required to preclude any exposure of workers 
to unsafe levels of soil-gases, including, but not limited to, methane.

• Regulatory Compliance Measure RC-HAZ-5 (Hazardous Materials Site): Prior to the 
issuance of any use of land, grading, or building permit, the applicant shall obtain a sign- 
off from the Fire Department indicating that all on-site hazardous materials, including 
contamination of the soil and groundwater, have been suitably remediated, or that the 
proposed project will not impede proposed or on-going remediation measures.

HYDROLOGY AND WATER QUALITY

• Regulatory Compliance Measure RC-WQ-1: National Pollutant Discharge
Elimination System General Permit. Prior to issuance of a grading permit, the Applicant 
shall obtain coverage under the State Water Resources Control Board National Pollutant 
Discharge Elimination System General Permit for Storm Water Discharges Associated 
with Construction and Land Disturbance Activities (Order No. 2009-0009-DWQ, National 
Pollutant Discharge Elimination System No. CAS000002) (Construction General Permit) 
for Phase 1 of the proposed Modified Project. The Applicant shall provide the Waste 
Discharge Identification Number to the City of Los Angeles to demonstrate proof of 
coverage under the Construction General Permit. A Storm Water Pollution Prevention 
Plan shall be prepared and implemented for the proposed Modified Project in compliance 
with the requirements of the Construction General Permit. The Storm Water Pollution 
Prevention Plan shall identify construction Best Management Practices to be implemented 
to ensure that the potential for soil erosion and sedimentation is minimized and to control 
the discharge of pollutants in stormwater runoff as a result of construction activiflfes.

• Regulatory Compliance Measure RC-WQ-2: Dewatering. If required, any dewatering 
activities during construction shall comply with the requirements of the Waste Discharge 
Requirements for Discharges of Groundwater from Construction and Project Dewatering 
to Surface Waters in Coastal Watersheds of Los Angeles and Ventura Counties (Order 
No. R4-2008-0032, National Pollutant Discharge Elimination System No. CAG994004) or 
subsequent permit. This will include submission of a Notice of Intent for coverage under 
the permit to the Los Angeles Regional Water Quality Control Board at least 45 days prior 
to the start of dewatering and compliance with all applicable provisions in the permit, 
including water sampling, analysis, and reporting of dewatering-related discharges.

• Regulatory Compliance Measure RC-WQ-3: Low Impact Development Plan. Prior to 
issuance of grading permits, the Applicant shall submit a Low Impact Development Plan 
and/or Standard Urban Stormwater Mitigation Plan to the City of Los Angeles Bureau of 
Sanitation Watershed Protection Division for review and approval. The Low Impact 
Development Plan and/or Standard Urban Stormwater Mitigation Plan shall be prepared 
consistent with the requirements of the Development Best Management Practices 
Handbook.
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• Regulatory Compliance Measure RC-WQ-4: Development Best Management 
Practices. The Best Management Practices shall be designed to retain or treat the runoff 
from a storm event producing 0.75 inch of rainfall in a 24-hour period, in accordance with 
the Development Best Management Practices Handbook Part B Planning Activities. A 
signed certificate from a licensed civil engineer or licensed architect confirming that the 
proposed Best Management Practices meet this numerical threshold standard shall be 
provided.

NOISE

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and Construction 
Activities): The project shall comply with Chapter XI of the Los Angeles Municipal Code, 
the City of Los Angeles' Noise Regulations, which prohibit the emission or creation of 
noise beyond certain levels at adjacent uses unless technically infeasible.

POPULATION AND HOUSING

• New Regulatory Compliance Measure RC-PH-1 (Tenant Displacement):
o Apartment Demolition - Prior to the issuance of a demolition permit, and pursuant 

to the provisions of Section 47.07 of the Los Angeles Municipal Code, a tenant 
relocation plan shall be submitted to the Los Angeles Housing Department for 
review and approval.

PUBLIC SERVICES

Schools

• Regulatory Compliance Measure RC-PS-1 (Payment of School Development Fee)
Prior to issuance of a building permit, the General Manager of the City of Los Angeles, 
Department of Building and Safety, or designee, shall ensure that the Applicant has paid 
all applicable school facility development fees in accordance with California Government 
Code Section 65995.

Parks

• Regulatory Compliance Measure RC-PS-2 (Increased Demand For Parks Or 
Recreational Facilities):

o (Subdivision) Pursuant to Section 17.12-A or 17.58 of the Los Angeles Municipal 
Code, the applicant shall pay the applicable Quimby fees for the construction of 
dwelling units.

o (Apartments) Pursuant to Section 21.10 of the Los Angeles Municipal Code, the 
applicant shall pay the Dwelling Unit Construction Tax for construction of 
apartment buildings.

RECREATION

See RC measures above under Parks.

Page
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PUBLIC UTILITIES AND SERVICE SYSTEMS

Water Supply
• Regulatory Compliance Measure RC-WS-1 (Fire Water Flow) The Project Applicant 

shall consult with the LADBS and LAFD to determine fire flow requirements for the 
Proposed Project, and will contact a Water Service Representative at the LADWP to order 
a SAR. This system hydraulic analysis will determine if existing LADWP water supply 
facilities can provide the proposed fire flow requirements of the Project. If water main or 
infrastructure upgrades are required, the Applicant would pay for such upgrades, which 
would be constructed by either the Applicant or LADWP.

• Regulatory Compliance Measure RC-WS-2 (Green Building Code): The Project shall 
implement all applicable mandatory measures within the LA Green Building Code that 
would have the effect of reducing the Project’s water use.

• Regulatory Compliance Measure RC-WS-4 (Landscape) The Project shall comply with 
Ordinance No. 170,978 (Water Management Ordinance), which imposes numerous water 
conservation measures in landscape, installation, and maintenance (e.g., use drip 
irrigation and soak hoses in lieu of sprinklers to lower the amount of water lost to 
evaporation and overspray, set automatic sprinkler systems to irrigate during the early 
morning or evening hours to minimize water loss due to evaporation, and water less in the 
cooler months and during the rainy season).

Energy

• Regulatory Compliance Measure RC-EN-1 (Green Building Code): The Project shall 
implement all applicable mandatory measures within the LA Green Building Code that 
would have the effect of reducing the Project’s energy use.

Solid Waste

• Regulatory Compliance Measure RC-SW-1 (Designated Recycling Area) In 
compliance with Los Angeles Municipal Code, the proposed Modified Project shall provide 
readily accessible areas that serve the entire building and are identified for the depositing, 
storage, and collection of nonhazardous materials for recycling, including (at a minimum) 
paper, corrugated cardboard, glass, plastics, and metals.

• Regulatory Compliance Measure RC-SW-2 (Construction Waste Recycling) In order 
to meet the diversion goals of the California Integrated Waste Management Act and the 
City of Los Angeles, which will total 70 percent by 2013, the Applicant shall salvage and 
recycle construction and demolition materials to ensure that a minimum of 70 percent of 
construction-related solid waste that can be recycled is diverted from the waste stream to 
be landfilled. Solid waste diversion would be accomplished though the on-site separation 
of materials and/or by contracting with a solid waste disposal facility that can guarantee a 
minimum diversion rate of 70 percent. In compliance with the Los Angeles Municipal Code, 
the General Contractor shall utilize solid waste haulers, contractors, and recyclers who 
have obtained an Assembly Bill (AB) 939 Compliance Permit from the City of Los Angeles 
Bureau of Sanitation.

Page
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ENV-2014-4888-MND

• Regulatory Compliance Measure RC-SW-3 (Commercial/Multifamily Mandatory 
Recycling) In compliance with AB341, recycling bins shall be provided at appropriate 
locations to promote recycling of paper, metal, glass and other recyclable material. These 
bins shall be emptied and recycled accordingly as a part of the Proposed Project’s regular 
solid waste disposal program. The Project Applicant shall only contract for waste disposal 
services with a company that recycles solid waste in compliance with AB341.

Page
16
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EXHIBIT E
LA Mindy

geecs

CORRESPONDENCE
CPC-2015-851-SP-SPE-ZAA-SPP

285 S Lucas
AMANDA SERRANO <26603@lapd.lacity.org>
To: mindy.nguyen@lacity.org
Cc: JUAN FRANCO <30678@lapd.lacity.org>

Wed, Jul 13, 2016 at 5:43 AM

Good Morning, Ms Nguyen:
I am writing to ask that another consideration be given for the project at 285 S Lucas (The Metric Hotel).

I believe there would be an advantage for the hotel to have an after hours access control gate which would allow the 
manager to secure the parking area after hours.

Rampart Area has a high number of burglary/thefts from motor vehicles. If the parking area included a security gate, it 
would reduce the possibility of guest vehicles being targeted.

Thank you for your consideration in this matter. Should you have any questions, please do not hesitate to call either 
myself at 213 793-0776 or Sergeant Franco at 213 500-2819.

mailto:26603@lapd.lacity.org
mailto:mindy.nguyen@lacity.org
mailto:30678@lapd.lacity.org


£.
-1- LA Mindy Nguyen <mindy.nguyen@lacity.org>GEECSW~ *

285 Lucas Avenue
barbara thomson <bmthomson@sbcglobal,net>
Reply-To: barbara thomson <bmthomson@sbcglobal.net> 
To: "Mindy.nguyen@lacity.org" <Mindy.nguyen@lacity.org>

Dear Ms. Nguyen:

Fri, Ju! 8, 2016 at 1:49 PM

As owner of a property located within a 500-foot radius of Jerry's Motel, I am writing in support of the 
proposed development of a new hotel at 285 Lucas Avenue.

Having lived in this neighborhood for more than 30 years,I have witnessed the cycles of blight and 
redevelopment. During this time, the management of Jerry's Motel has made a very positive 
contribution to the community. They have continued to maintain and improve their facility, as well as to 
be involved in neighborhood cleanup efforts. This is especially appreciated given their location so 
close to the public schools, and to the Chamber of Commerce.

I believe this new expanded hotel will be an excellent addition to the neighborhood and I urge you to 
facilitate its development.

Sincerely,
Barbara Thomson 
1425 Miramar Street 
Los Angeles, CA 90026 
bmthomson@sbcglobal.net

cc: Councilman O'Farrell 
Elizabeth Peterson Group

mailto:mindy.nguyen@lacity.org
mailto:bmthomson@sbcglobal.net
mailto:Mindy.nguyen@lacity.org
mailto:Mindy.nguyen@lacity.org
mailto:bmthomson@sbcglobal.net


TOURISM & CONVENTION /] BOARD

July 7, 2016

Los Angeles City Planning Commission
Central Project Planning Section
Attention: Mindy Nguyen
Los Angeles City Hall
200 North Spring Street, Room 272
Los Angeles, CA 90012

Re: 285 Lucas Avenue Hotel Project-Case: CPC-2015-851-SP-SPP-ZV

Dear City Planning Commission:

On behalf of the Los Angeles Tourism & Convention Board, I am writing to express our support for the 
285 Lucas Hotel Project. The owners of Jerry's Motel have been members of our organization for 
several years and very supportive of the tourism industry in Los Angeles, and run a reputable business as 
you can see from positive comments on travel websites such as Trip Advisor.

We are pleased to learn of their plans to redevelop their existing property by building a value oriented 
28 room boutique hotel on their site. As you are aware, we need additional hotel rooms in downtown 
Los Angeles to meet the current and future demand for hotel rooms. It is also very important that we 
have new hotel rooms available at all price points, particularly value to mid-priced properties so that we 
can offer a choice of affordable hotels to our over-night visitors.

Demolition of the existing motel and development of the new boutique hotel will significantly improve 
the attractiveness of this downtown neighborhood. We also understand that the City of Los Angeles will 
triple its transient occupancy tax collected from this location with the addition of hotel rooms.

For these reasons, we support the 285 Lucas Hotel project as it will enhance and assist in growing the 
badly needed hotel inventory in downtown Los Angeles. If you have any questions, please feel free to 
contact me at 213 236 2380 or by email at pmacjennett@latourism.org. Thank you for your 
consideration of this issue.

Sincerely,

V

Patti MacJennett
Senior Vice President, Business Affairs 
Los Angeles Tourism & Convention Board

DISCOVER 1. OSANGELES.COM
333 Smith Hops Street, 18th Floor, Las Angeles, CA 90071 

Tel 213,624.7300 Fax 213.624.9745

mailto:pmacjennett@latourism.org


July 2, 2016

Lupitas’s Market
1401 W. 3rd Street
Los Angeles, California 90017

ATTN: LA City Planning Department/Mindy Nguyen 
200 N. Spring Street, Room #621 
Los Angeles, California 90012

Site: 285 Lucas Avenue
Case: CPC-2015-851-SP-SPE-ZAA-SPP

To All Concerned,

My family has run a small market adjacent to Jerry’s Motel for over 20 years. Our market 
relies on guests of the hotel to ensure we are able to compete with the chain markets in the 
area and stay in business. Allowing more hotel rooms at this location will help in our day to 
day business and during the summer months when the local schools are on recess.

The owners of the existing hotel are long time members of the community and always have 
kept their property and surroundings in good order. There have never been any negative 
issues and we are happy to have them as neighbors.

There has been no new development around our block in over a decade. I fully support the 
new hotel project proposed at this location. It will help brighten up the neighborhood with a 
new and modern building and have a beneficial financial impact to all the small markets and 
restaurants along 3rd street run by hard working families.

Regard:

*3
Luz Arango 
Lupita’s Marketi



June 29, 2016

Los Angeles City Planning Department 
Centra! Project Planning Section 
Attn: Mindy Nguyen 
200 North Spring Street, Room 621 
Los Angeles, CA 90012

RE: CPC-2015-851 ~SP~SPE~ZAA~SPP

Dear Mindy, Planning Department & Commission:

I am writing this letter to support the hotel project 
development at 285 Lucas Avenue, I have lived in the 
neighborhood for 15 years and am excited to finally hear that 
there is some new development on our block.

Our neighborhood needs more private investment and lacks 
many amenities such as good affordable hotel options for 
friends and family visiting town. St will also help support mom 
and pop businesses in the neighborhood and overall 
improve the image of the area that has been overlooked for 
a long time.

Sincerely

r- a is
Vasantha Chakkungathodiyil
Apt# 204 - 245 Lucas Ave LA, CA 90026



estlake North Neighborhood 
uncil Executive Committee 

President
Jennifer Virgen 
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Florencio Virgen 
Secretary 
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Treasurer 
Dee Ward
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p Westlake North 
Neighborhood Council 

Governing Board Members
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Miguel Segura (resident) 
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Sandra Villalobos (business) 
Florencio Virgen (resident) 
Jennifer Virgen (business) 

Randy Waller (senior) 
Dee Ward (at large)
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July 16, 2015

Los Angeles Department of City Planning 
Office of Zoning Administration, 7th Floor 
200 North Spring Street 
Los Angeles CA 90012

Re; Case number: CPC-2015-851-SP-SPP
Applicant: JV & NR Patel 1985 Revocable Trust 
Address: 285 S. Lucas Ave.
Planning request: Per LAMC 11.5.7, a Specific Plan Amendment to the Center City West Specific 

Plan at the subject property from RC4 (CW) to RC5 (CW) in order to redevelop the existing 10 room 
hotel with 1 manager’s unit to a 28 room hotel with 1 manager’s unit and a retail bike rental 
location.

Dear Zoning Administrator:

The Westlake North Neighborhood Council (WNNC), a duly elected, certified neighborhood council, 
strongly supports the JV & NR Patel 1985 Revocable Trust proposal to redevelopment a 10 room hotel to a 
28 room hotel in addition to construct a retail bike rental location as it was presented to the Board at our 
public Board Meeting held on July 9, 2015.

WNNC encourages the City to approve JV & NR Patel 1985 Revocable Trust proposal because the 
construction and overall development will adhere to the demand of international, national and local 
travel, generate numerous jobs, and will positively contribute to our community. We strive to protect our 
neighborhood and we encourage you to consider this project.

Sincerely,

bC\-V Msrw’vA

Jennifer Virgen
Westlake North Neighborhood Council 
President

cc WNNC File

1



| Los Angeles Area 
5 Chamber of Commerce

April 22, 2015

City Planning Commission
Los Angeles City Hall
200 North Spring Street, Room 272
Los Angeles, California 90012

Re: 285 Lucas Avenue Hotel Project - Case: CPC-2015-851 -SP-SPP-ZV

Dear City Planning Commission:

On behalf of the Los Angeles Area Chamber of Commerce, which represents more than 1,650 
organizations and 650,000 employees in the region, I am writing to express our support of 
the 285 Lucas Hotel Project. This project will create local jobs and help revitalize Central City 
West, making a significant investment in the neighborhood and local economy.

Central City West has not had a new construction hotel project in the last decade and this 
portion of Westlake North has been historically underserved. Demolition of the existing 
motel and development of a new 28 unit “budget boutique” hotel will improve the visual 
attractiveness of the neighborhood and provide a much needed catalytic boost to the 
surrounding area. Adding to the area’s inflow of tourists and business travelers, this project 
will also triple the collected transient occupancy tax and uplift surrounding businesses.

The Patel Family, the current property owners, have been committed business and 
community members for over 40 years. And as the owners/operators of Jerry’s Motel for 
over three decades, they have a long standing tradition of hiring locally and have earned full 
support of the Rampart Division of the Los Angeles Police Department for the 285 Lucas 
Hotel Project.

For these reasons, the Los Angeles Area Chamber of Commerce supports the 285 Lucas 
Hotel Project. If you have questions or would like to discuss the matter further, please contact 
me or Samantha Beasley at (213) 580-7558 or sbeaslev@lachamber.com. Thank you for 
your time and consideration of this issue.

Sincerely,

Gary Toebben 
President & CEO

CC: Councilman Mitch O’Farrell, District 13 
Elizabeth Peterson, EPG Inc.
Blake Lamb, Los Angeles Department of City Planning

350 S Bixel St 
| Los Angeles, C

A 90017 
| 

P: 213 5807500 
| 

F: 213,580 7511 
| lacham

ber.com

mailto:sbeaslev@lachamber.com


LOS ANGELES POLICE DEPARTMENT

0
P 0. Box 30158 
Los Angeles, California 90030 
Telepnone. (213) 484-3010 
LAPD TDD (877) 275-5273 
Ref #: 4.5

CHARLIE BECK
Chief of Police im

ERIC GARCETTI
Mayor

April 8. 2015

City Planning Commission 
City Mali. Room 272 
200 North Spring Street 
Los Angeles, CA 90012

RE: Jerry's Motel. 285 Lucas Avenue

Honorable City Planning Commission.

This letter is regarding the proposed demolition of the existing motel and development of a five 
story. 28-unit hotel, on the same site. This project will revitalize the neighborhood and be a 
positive force within the Westlake District community.

Jerry's Motel is a family owned and operated motel. The current owner purchased the motel in 
1976. Mr. Patel has enjoyed a solid reputation for operating a clean, safe, budget motel. During 
the last 12 months. Jerry's Motel has had zero calls for service and zero reported crimes. 
Rampart Vice Unit has had zero complaints regarding the location.

We believe that the proposed development will benefit the community with a new. modern 
lodging facility. We believe that Mr. Patel, and his son Sumit Vanmali. will continue to operate 
the motel with the same high standards.

If you need any additional information, please contact Senior Lead Officer Amanda Serrano. 
Rampart Area.’at (213) 793-0776.

Very truly yours.

CHARLIE BECK 
Chief of Police

v--
BRIAN PRATT, Captain 
Commanding Officer 
Rampart Area
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